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Note: This lengthy report is a working draft intended to stimulate further conversation about issues 

related to equity and prosperity in the county. 
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Introduction 
Equity doesn’t trickle down 

 

e started writing this paper in the spring of 2018 because 

we saw Prince George’s at an inflection point. After 

decades in which its economic growth paled in 

comparison to its wealthier neighbors – like Fairfax County, 

Montgomery County, Arlington County for instance – the County has 

shown signs that it is ready for a period of economic acceleration.  

While almost every other jurisdiction in the greater Washington region has 

diligently built office, retail, and housing around its Metro stations, Prince 

George's has mostly not done so, until very recently. We only need to look 

at how the recent opening of Silver Line stations is causing a 

transformation to Tysons Corner to understand what the economic and 

land-value impact of this type of development can be. On this side of the 

Potomac, we see how Montgomery County has transformed downtown 

Silver Spring and, in the District, we find a dozen examples of how the 

economic vibrancy of neighborhoods can change dramatically when a 

jurisdiction decides to leverage its Metro station assets differently. 

In its Plan Prince George’s 2035, Prince George’s finally committed to 

catching up with the rest of the region. In that plan, it dictated that much of 

its economic growth and its land use development should take place 

around Metro stations. This meant that, over time, its population growth 

would occur in its already more urbanized communities (primarily inside 

the beltway), along corridors where transit ran (the northern and southern 

ends of the Green lines and the east ends of the Blue and Orange lines) 

and specifically at transit stations that had demonstrated the highest 

economic potential (Largo, New Carrollton, Prince George's Plaza, among 

others). 

We see all of these as positive developments for the County – with a catch. 

In recent decades, very few cities or counties in the U.S. have grown 

dynamically without creating further inequalities in an already unequal 

economy, leading to economic prosperity that gets experienced very 

unevenly.  

Moreover, when economic downturns occur nationally, like in the early 

2000s and again with the Great Recession, the hardest hit are almost 

always those who have already been the most vulnerable economically. In 

                                                           
1 “Ten Lessons for Taking Leadership on Racial Equity.” Aspen Institute 

Roundtable on Community Change, page 2.  
2 “Grant Making with a Racial Equity Lens,” GrantCraft guide, 2007.   

Prince George's County, this has primarily meant residents of color, black 

and brown, inside the beltway. 

Thus, ensuring greater racial equity is essential to our County’s future 

success. 

 

Why Racial Equity? 

In this paper, we use a definition for racial equity that we borrow from the 

Aspen Institute:1 “when people in society have equal chances to reach their 

full potential and are no more likely to encounter life’s burdens or benefits 

just because of the color of their skin.” A racially equitable society is where 

“the distribution of resources, opportunities and burdens (is) not 

determined or predictable by race.”2 [We will use equity as a shorthand for 

racial equity throughout the paper.] 

Why is racial equity important, even in a county that is majority black and 

known as the wealthiest majority black county in the country? "[R]acial 

inequities have come to be sustained by their own momentum because 

they are baked into our belief systems and into the places, policies, and 

practices that shape our daily lives."3  

_________________________________________________________________________ 

Racial Equity: when people in society have equal chances to 

reach their full potential and are no more likely to encounter 

life’s burdens or benefits just because of the color of their 

skin. 

_________________________________________________________________________ 

Our citizens and residents of color endure inequities today because they 

find themselves in situations rooted in the founding of the nation, in which 

"whites were allowed to take advantage of a number of wealth-creating 

and social mobility opportunities such as free land, access to capital, and 

home ownership subsidies from which people of color were legally 

excluded" 4 for several centuries.  

This historical legacy, too often ignored in the social progress made in 

recent decades in the U.S., is what has led to the continuation of "millions 

3 Aspen Institute, page 4. 
4 Ibid, page 2.  

W 
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of people of color who are disproportionately saddled with failing schools, 

unemployment, poor health, and underinvested communities."5 This legacy 

holds true in our county too.  

Many people don’t know, for example, that for decades in our nation, social 

security was set up to intentionally exclude agricultural and domestic 

workers, more than 80% of which were African-American. Or, that for 

decades the Wagner Act "permitted unions to exclude non-whites and 

deny them access to better-paid jobs and union protections and benefits 

such as health care, job security, and pensions."6 (emphasis added)  Or, that 

the Federal Housing Authority (FHA) subsidized the creation of American 

suburbs throughout the U.S. and required developers to exclude home 

ownership to Black families in any of these communities from 1934 to 

1968.  

_________________________________________________________________________ 

Many people don’t know that for decades the Federal 

Housing Authority (FHA) subsidized the creation of 

American suburbs throughout the U.S. and required 

developers to exclude home ownership to Black families in 

any of these communities from 1934 to 1968. 

_________________________________________________________________________ 

Nor can we ignore what happened in the early 2000s, when financial 

institutions issued a disproportionate number of predatory loans to people 

of color during the housing bubble which led to far higher numbers of 

foreclosures in black communities (and for black borrowers) than in white 

communities during the recession that followed. 

As we will see later in this paper, the neighborhoods and communities 

experiencing the poorest social results are in those areas where the 

housing segregation is the highest in the county. As more and more 

residents of color get displaced in D.C.'s superheated housing market, 

many end up moving into comparable neighborhoods in Prince George's 

where they continue to experience inequitable circumstances because of 

where they can afford to live and where they must send their kids to 

school. Too many can only afford housing in lower-income, inner beltway 

communities where they also must send their kids to low-performing 

public schools. 

Even though many organizations in Prince George's have focused for 

decades on addressing these inequities, we need to commit anew to a 

racial equity-based approach that factors in historical, structural, and 

institutional barriers to access and opportunity as we continue to grow and 

develop.  

 

                                                           
5 Angela Glover Blackwell, ‘America's Tomorrow: Race, Place, and the Equity 

Agenda," PAGE /137  
6 Larry Adelman, “A Long History of Racial Preferences - For Whites,” from PBS’ 

Race, The Power of An Illusion, 2003. 

Why Equitable Development? 

In this paper, we will also focus on equitable development which the 

Government Alliance on Race and Equity defines as  

“Quality of life outcomes, such as affordable housing, quality 

education, living wage employment, healthy environments, and 

transportation are equitably experienced by the people 

currently living and working in a neighborhood, as well as for 

new people moving in. Public and private investments, 

programs, and policies in neighborhoods that meet the needs 

of residents, including communities of color, and reduce racial 

disparities, taking into account past history and current 

conditions.”7 

As our county continues to develop – and prosper – we need to pay even 

more attention to putting in place new institutions, systems, and practices 

around housing, transportation, and economic and community 

development that explicitly focus on racial equity in order for that future 

prosperity to be shared, more equitably across our residents and 

communities.  

 

Why Innovation? 

Prince George’s Rising will also emphasize innovation because it is a 

primary driver of the global, national, and local economy.  

We use a definition for innovation from a recent Brookings report, The Rise 

of Innovation Districts: “Innovation is when new or improved ideas, 

products, services, technologies, or processes create new market demand 

or cutting-edge solutions to economic, social and environmental 

challenges.”8 

_________________________________________________________________________ 

Fostering innovation requires managing a complex interplay 

involving the right mix of economic players, attracting 

significant investments from numerous stakeholders, 

instituting effective support systems, recruiting highly skilled 

talent, and marshaling political and collaborative will. 

_________________________________________________________________________ 

This definition does not infer that innovation applies to a single company 

or industry. Cities and counties looking to develop a 21st-century economy 

know such development must be driven by innovation that exists in an 

innovation ecosystem built around a confluence of three assets:  

7 Ryan Curren, Nora Liu, Dwayne Marsh, and Kalima Rose, “Equitable 

Development as a Tool to Advance Racial Equity,” Government Alliance on 

Race and Equity, September 2015, page 5.  
8 Bruce Katz and Julie Wagner, “The Rise of Innovation Districts: A New 

Geography of Innovation in America,” Brookings Institution, 2014, p. 2.  
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• Economic assets - the firms, institutions, and organizations that drive, 

cultivate, or support an innovation-rich environment. 

• Physical assets - the public and privately-owned spaces— buildings, 

public spaces, streets, and other infrastructure— designed and 

organized to stimulate new and higher levels of connectivity, 

collaboration, and innovation.  

• Networking assets - the relationships between actors— individuals, 

firms, and institutions—that have the potential to generate, sharpen, 

and/or accelerate the advancement of ideas.”9 

Thus, fostering innovation requires managing a complex interplay involving 

the right mix of economic players, attracting significant investments from 

numerous stakeholders, instituting effective support systems, recruiting 

highly skilled talent, and marshaling political and collaborative will. It also 

can be used to drive economic prosperity.  

 

How Should We Define Prosperity? 

Yet, what kind of prosperity? Economic prosperity in recent decades – 

locally and nationally - has not been one that has benefitted everyone. In 

this paper, we hope to shift the definition of prosperity to be far more 

inclusive, one in which everyone benefits.  

The Legatum Institute provides a comprehensive definition for prosperity, 

as part of their annual prosperity index, and organizes it into eight primary 

principles (abbreviated here for reasons of space):  

• Economy – with sound fundamentals that increase income for 

everyone and promote overall well-being 

• Entrepreneurship & opportunity – where people have equal 

opportunity to pursue any type of employment across all social classes 

• Governance – where people live with an effective and accountable 

government 

• Education – where people have access to education so that they can 

secure jobs and contribute new ideas to enrich society  

• Health – where people are healthy, resulting in more significant 

contribution to the community  

• Safety & security – where people live in an environment where they 

feel physically safe 

• Personal freedom – where people are free to choose what they want 

to do and have the financial capacity to afford those choices 

                                                           
9 Julie Wagner, “Advancing a new way of urban competitiveness,” Brookings 

Project for Public Spaces, 2017. 
10 The Legatum Institute, “The Legatum Prosperity Index: 2017,” 
11 Bruce Katz, et al., "A Region Divided: The State of Growth in Greater 

Washington, D.C.,” Brookings Institution Center on Urban and Metropolitan 

Policy, July 1999, pp. 2-5. 

• Social capital – where the institutions, norms, and values that shape 

social interactions lead to trust among individuals and positively 

impact the transactional costs of business, innovation, and 

investment.10 

Thus, we will argue in this paper that pursuing a more inclusive economy 

can lead to a more equitable prosperity for all Prince George’s residents.  

_________________________________________________________________________ 

In this paper, we hope to shift the definition of prosperity to 

be far more inclusive, one in which everyone benefits. 

_________________________________________________________________________ 

 

Overcoming the Regional Race, Income, Jobs, and Opportunity 

Divide 

As an influential Brookings Institution report argued nearly two decades 

ago, for years Prince George’s has been constrained in its development 

because the DC region as a whole has been divided by race, income, jobs, 

and opportunity, with the eastern half of the region carrying much of the 

area’s burden of poverty and social distress while the western half enjoyed 

most of the region’s fruits of prosperity.11   

When the Great Recession hit our region a decade ago, it hit Prince 

George’s the hardest, even though our County has high numbers of both 

educated citizens and households with middle-class incomes. Prince 

George's was ravaged compared to its regional neighbors even though our 

median household income was well above the national average, a majority 

of our small businesses are black-owned (more than seven times the 

national average), and the percentage of those over 25 with bachelor's 

degrees exceeds the national average. Not only did our unemployment 

rate rise to the highest in the region – except for Wards 7 and 8 in D.C. – 

our housing values plummeted to depths not seen anywhere else in the 

region.12  

In 2009, 25% of all mortgages in the County were subprime, well above the 

national average. The proliferation of subprime mortgages in the County 

led to a foreclosure rate twice the rate of the region. In 2011, 15% of 

County homeowners received notes of intent to foreclose; unsurprisingly, 

black homeowners were excessively impacted. In the D.C. region, black 

homeowners "were 20 percent more likely to lose their homes compared 

to whites with similar incomes and lifestyles. …  High-earning blacks were 

80 percent more likely to lose their homes than their white counterparts."13 

Further, “the Center for Responsible Lending found that during the housing 

boom, 6.2 percent of whites with a credit score of 660 and higher received 

12 Nathalie Baptiste, “Them That's Got Shall Get,” American Prospect 

(http://prospect.org/article/staggering-loss-black-wealth-due-subprime-

scandal-continues-unabated), October 12, 2014.  
13 Baptiste, American Prospect, 2014. 

http://prospect.org/article/staggering-loss-black-wealth-due-subprime-scandal-continues-unabated
http://prospect.org/article/staggering-loss-black-wealth-due-subprime-scandal-continues-unabated
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high-interest mortgages but 21.4 percent of blacks with a score of 660 or 

higher received these same loans.”14 

_________________________________________________________________________ 

As Prince George’s County becomes a more dynamic player 

in the region and attracts more growth and development to 

the eastern side of the region, it must commit to developing 

differently than its neighbors, more inclusively. 

_________________________________________________________________________ 

While you can attribute many factors to Prince George's getting hit the 

hardest regionally, it is impossible to ignore the racial discrimination 

involved. Black households were targeted, intentionally, with subprime 

mortgages, even when many of them qualified for conventional ones.  

Why do we recount this history? Because it helps us to understand that not 

only have national, even regional, economic policies and practices resulted in 

unequal, inequitable outcomes, they have been exacerbated, even in the 

most recent downturn, by discriminatory practices. Fifty-plus years after the 

passage of civil rights. Exactly fifty years after enactment of Fair Housing laws.  

Thus, as Prince George’s County becomes a more dynamic player in the 

region and attracts more growth and development to the eastern side of 

the region, it must commit to developing differently than its neighbors, 

more intentionally and more inclusively. Why? 

 

Equity – especially racial equity - doesn’t trickle down. 

It is true that economic growth, when left to its own devices, has always left 

some residents and communities behind. Locally, income and wealth 

divides will always exist, but they can be narrowed. However, in our current 

era of dysfunctional, national politics, we can no longer depend on 

forward-thinking federal policy to support constructive, progressive, local 

policy and action. 

This paper argues, then, that to combat increasing inequities and to ensure 

greater equity – and more robust wealth-building - in Prince George’s 

going forward, the County must intentionally place racial equity at the 

center of our policies and practices for: 

• Economic development 

• Land use and transportation 

• Housing 

• Workforce development 

• Education 

• Health, environment, and other social policy areas 

We have constructed this paper to paint a compelling vision for how we 

accomplish greater equity as we grow and prosper. We intend this paper to 

launch a county-wide conversation for how to ensure greater equity goes 

hand-in-hand with greater prosperity.  

2019 indeed does represent an inflection point – we have immense 

economic and human assets that can help drive a more prosperous future.  

The choice is ours to make: 

Treat equity as necessary but still secondary to other policy and 

planning considerations that may inadequately nudge us toward 

shared prosperity …  

 … OR …  

Make equity and inclusion essential to our growth, forging a new path 

going forward and serving as a benchmark not only for how majority black 

and brown communities and counties prosper but for how any community 

should grow into the future. 

 

We advocate unequivocally for the latter and invite you to join us in this 

exciting and enduring endeavor! 

 

Mark Lawrence  Tonia Wellons  Steve Brigham 

Board Chair  Founder   Board Member 

Prince George’s County Social Innovation Fund

                                                           
14 Baptiste, American Prospect, 2014.  
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Chapter Summary:  Why Prince George’s Must Move Toward Greater Equity 

Main Points 

• Prince George’s – Rich with Assets: Prince George’s County is rich with assets that could easily be the envy of counties 

anywhere in the nation. It is located in one of the most prosperous regions in the U.S. and around the world. It houses 

numerous, important federal facilities, including NASA Goddard and Joint Base Andrews. It has nearly two dozen transit 

stations (including 15 WMATA stations), most ready to attract and capture significant new development, with eleven 

additional Purple Line stations to be added within the next four years. It has broken ground on a large, state-of-the-art 

University of Maryland medical center that will change the health – and economic - landscape of the County going 

forward. It features major higher education institutions that educate and train tens of thousands of students (including 

thousands of County residents), serving not only as major County employers but also critical drivers of the local and 

regional economy. Prince George’s has much around which to build a highly promising future. 

• An Inequitable History in the DC Region: For decades, the Greater Washington region has been divided by race, income, 

jobs, and opportunity. In the eastern portion of the region, namely, most neighborhoods in Northeast and Southeast D.C. 

and the vast majority of Prince George’s inside the beltway bore the burden of the region’s poverty and social distress. 

While in the region’s west (including most of northwest D.C.), it enjoyed the fruits of the region’s prosperity. Although this 

disparity was starker twenty years ago, the underlying dynamics have remained the same. From 1970 to the present, the 

racial demographics in the County have shifted dramatically from a large white majority fifty years ago to a large black 

majority now. Accompanied with that shift, has been a dramatic underinvestment in the County by commercial developers, 

corporations, and retailers compared to neighboring counties. Although many factors are involved, it is impossible to 

ignore the racially discriminatory dimension, in which majority white, wealthier counties received significant investment 

while the only majority-black county in the region did not. This discrimination was evident in how the Metro system 

developed: the Green Line, with its eight stations in the county, was the last to be opened - two decades after the opening 

of the main parts of the system in 1976. 

• Poverty Inside the Beltway: High concentrations of poverty occur in the County throughout inner beltway communities 

from Langley Park and Bladensburg in the north to Capitol Heights and Fairmount Heights in central County to Suitland 

and Oxon Hill in the south. The beltway largely serves as the dividing line in the county between high-income and low-

income households. 

• Recent Economic Trends/Future Projections: Although the County’s economic health has improved in the first two decades 

of the 21st century, it continues to trail its regional neighbors. Even as the County’s jobs base increased from 2002 to 2012, 

for example, our regional share of jobs declined from 10.24 to 8.84. In fact, a 2016 Metropolitan Washington County of 

Governments economic development report indicates that employment on the western side of the region has outpaced 

the eastern side as much as 20:1. The same report projects that job growth in places like D.C., Fairfax, and Montgomery will 

continue to outpace the County’s job growth for the next decade. That said, in the most recent years, the County has led 

the state of Maryland in job growth and is projected to continue to be a leader in job growth in the state in the years to 

come. 

• The Upshot? The County continues to have a major challenge ahead of it to grow its economy in ways that allow it to 

compete effectively in the DC region, but it is not surmountable. However, as it grows in potentially more robust 

ways, it must simultaneously develop in ways that are more sustainable and more equitable. What does this mean? 

Creating transit-oriented development that doesn't overextend our infrastructure and committing to development 

that strengthens our established communities especially for residents living inside the beltway.  
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____________________________ 

 

Not only should we discontinue the path the 

County has traveled for more than 50 years – 

a comfortable bedroom community that has 

slowly sprawled outwards – but we must 

refocus on strategies that expand our 

economy, improve our environment, increase 

our quality of life, and reinvest in our 

communities that have been left behind. 

____________________________ 
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How We Have Developed Until Now  

or much of its history, Prince George's County was mostly rural 

farmland, with a prosperous, agriculture-based economy, driven 

originally by a slave plantation economy, and later, post-Civil 

War, by smaller family farms (almost all, white-owned) and increased 

commerce. Its land-based economy was overtaken in the 20th century 

by the growing size and prowess of Washington, D.C., and many of its 

closer-in towns to D.C. became the first wave of suburbs before World 

War II. Major federal installations moved in during the first half of the 

century, including the Beltsville Agricultural Research Center, Suitland 

Federal Center, and Andrews Air Force Base. 

Despite growing from 30,000 to 200,000 residents during this time, 

most of the county remained rural, and grew primarily along rail and 

trolley lines, mainly in northern parts of the county.15  

After World War II, NASA opened its campus in Greenbelt and “in the 

mid-1960s, the construction of the Capital Beltway defined the 

boundary between urban and suburban/rural Prince George’s County, 

and the suburbs continued to expand and spread. By 1970 the 

county’s population had reached 660,000, and less than a third of its 

population lived outside the Beltway.”16 

In the last three decades of the twentieth century, as development 

continued to expand, the county's demographics began to shift noticeably 

from majority white to majority black. The African-American community 

grew from 14% to 60% of the population from 1970-2000. During this 

same time, the County did not stay apace in economic and 

commercial growth with its key competitors in the regional economy, 

either in Maryland or northern Virginia. 

The pace of residential development -- particularly an increase in the 

number of single-family homes -- picked up after 1980 and continued 

through the 2000s in Prince George's; developers built most of these 

new homes outside the Beltway. By 2000, over half of the population 

of 800,000 lived outside the Beltway, and that gap has widened 

since.17 

In 2016, the median household annual income in the County had 

grown significantly to $79,184 (up about $8,000 since 2010 Census) 

and stayed well above the national median (approximately $57,000) 

yet well below the Washington metro area median (roughly $96,000). 

Nevertheless, the County has achieved real success, notably as it ranks as 

the most affluent and successful majority-black county nationwide. 

In the decade to come, as the County continues to evolve its development 

game plan, we must grasp better the dynamics of our last half-century to 

understand how to effectively build upon our plentiful assets and work 

                                                           
15 “Preliminary Historic Sites and Districts Plan,” Maryland-National Capital Park 

and Planning Commission, 2010, p. 233. 
16 Ibid, p. 237.  

through our primary challenges to create a prosperous and more equitable 

future. 

 

Our Assets  

Four years ago, upon approval of the Plan Prince George's 2035, the 

county's master plan, the county stood at a crossroads and chose a 

potentially paradigm-shifting path. 

The County decided to migrate from a mostly suburban sprawl growth 

model toward a model "built upon concentrated public investment in 

targeted transit-oriented commercial and mixed-use centers … to 

attract new private investment, businesses, and residents to the 

County and generate the revenue needed for safer and healthier 

communities, a cleaner environment, and the additional resources to 

fund effective schools and other essential services." 18 

To gauge better how to build a stronger, more resilient and equitable 

economy, we need to know where we stand currently. 

When the County published Plan Prince George's in 2014, it succinctly 

reviewed the county's top assets, which we will recount briefly here. 

These assets demonstrate, taken as a whole, why we have genuine 

optimism for our future. 

• Location. The County is directly linked to the nation’s capital via a 

robust transit and road network and advantageously located 

between Baltimore and Washington D.C., near the heart of a 

dynamic regional economy.  

• Federal Hubs. As of 2012, 27,000 federal employees were 

employed at a wide range of facilities that include Andrews Air 

Force Base, NASA Goddard, NOAA, IRS, and BARC. 

• Transit Rich. The County has 15 Metrorail (second highest in the 

region) and 8 MARC stations plus an Amtrak intercity rail station. 

Now we must fully develop the highest potential ones to 

compete effectively in the region for new employers and 

residents while cultivating our own firms and businesses. 

• Purple Line Infrastructure Investment. Finally approved in 

December 2017, the County will feature 11 of the line's 21 

stations. The line will serve as a primary east-west connector with 

Montgomery County, reducing commutes and travel for County 

residents and serve as a critical economic driver. 

• Regional Medical Center Catalyst. The $543 million University of 

Maryland Capital Region Health finally broke ground in December 

2017 after years of planning and several years of delay. With its 

construction, it sets the stage for the advancement of the 

17 Ibid, p. 238. 
18 “PLAN Prince George’s 2035,” Maryland-National Capital Park and Planning 

Commission, May 2014, pp. 7. 
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County's health care and life sciences cluster, which will be 

discussed further in a subsequent section of this paper. 

• Research Institutions. The County is home to nationally 

recognized research institutions, including the University of 

Maryland, College Park (UMCP), NASA Goddard Space Flight 

Center, and the Beltsville Agricultural Research Center. These, as 

well as other research institutions (e.g., Bowie State University), 

can enable expansion into a more robust research and innovation 

corridor for the County. 

• Brain Power. UMCP, Bowie State, and the award-winning, Prince 

George's Community College enroll more than 12,000 graduate 

students and 60,000 students overall, which provide a ready 

supply of skilled workers to support the County economy, 

particularly in research, development, and engineering; software 

and computer services; and biosciences.   

• Emerging Industry Clusters. Clusters identified during the general 

plan and economic development strategic plan processes are 

healthcare and life science; information, communication; and 

electronic industries; business support services; and federal 

government leasing opportunities.   

• Welcoming and Diverse Communities. We have numerous historic 

areas (e.g., Mount Rainier and Riverdale Park), rural communities 

(e.g., Baden, Eagle Harbor), master planned communities (e.g., 

Beechtree, Fairwood, Calverton), and waterfront developments 

(National Harbor). The challenge going forward will be to support 

established communities while proactively working to diversify 

the housing options in those communities.  

• Physical Beauty. The County has more than 27,000 acres of 

parkland, forests, open space, and numerous special conservation 

areas, and over 90 miles of trails (urban, suburban, and rural).  

• National Harbor. Since the National Gaylord National Resort & 

Convention Center at National Harbor opened in 2008, the entire 

complex has quickly evolved into a regional destination, now 

featuring the MGM National Harbor casino as of late 2016. 

• Industrial Sector. The industrial sector in Prince George’s is 

surprisingly large, accounting for 68,000 jobs as of 2013. The 

companies in this sector provide higher wage jobs and upward 

mobility, particularly for residents with lower levels of formal 

education. The sector now seeks to expand into new fields 

including a focus on the green economy and high-tech, 

information-intensive industries.  

                                                           
19 The entire section on assets has been excerpted and modified from Plan 

Prince George’s 2035, pp. 72-77. 

• Revitalizing Municipalities. Many of the county’s inner-beltway 

towns and cities have been revitalizing and redeveloping their 

infrastructure, economic attractiveness, and public spaces.  

• Arts and Entertainment Districts. The Gateway Arts District has 

played - and continues to play - a significant role in the 

revitalization of the Route 1 corridor, from Mount Rainier to 

Hyattsville. 19  

 

Comparative Prince George’s 

As we have demonstrated, the county is blessed with many resources 

and assets. Until now, its' development has differed significantly from 

its regional neighbors in D.C., Northern Virginia, and suburban 

Maryland.  

A Region Divided 

A landmark 1999 Brookings Institution report, "A Region Divided: The 

State of Growth in Greater Washington," concluded that "(t)he 

Washington region is divided by race, income, jobs, and opportunity, 

with the eastern half of the region carrying the area's burden of 

poverty and social distress while the western half enjoys most of the 

region's fruits of prosperity."20  

 

20 Myron Orfield, “A Region Divided: The State of Growth in Greater 

Washington,” The Brookings Institution Center on Urban and Metropolitan 

Policy, 1999, p. 2.  
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At the time of the study, “the District of Columbia and Prince George’s 

County had 32 percent of the region’s public-school students, but 55 

percent of the region’s low-income students and 62 percent of the 

region’s black and Latino public elementary school students.”21 The 

underlying, regional dynamics behind this map, with some minor 

differences, remain today.  

See the map on the previous page of Concentrated Poverty: 

Population Under 200% of Poverty Level by Census Tract 2010–2014 in 

the greater Washington region.22 Dark red indicates Census tracts with 

more than 40% of the population under 200% of the poverty level; the 

lighter shade of red, those communities with 30-40% at the same 

income levels. As you can see, compared to much of the rest of the 

region there is a predominance of dark red and lighter red in eastern 

Washington D.C. and inside the beltway in western Prince George’s 

County. 

The study identified regional divides for income, race, schools, jobs, 

and transportation between east and west, in which “D.C. and Prince 

George’s bore the highest costs (fiscally and socially) of housing the 

region’s poorest families and children.”  

This situation also is still principally true today, although low-income 

families have increasingly been pushed out of the District in the past 

two decades mainly because of gentrification and the lack of 

affordable housing. 

As we've seen, the demographics of the county changed during the 

final three decades of last century, driven by a number of factors 

"(such as the success of fair housing laws, the existence of established 

and stable black communities, and the phenomenon of "white flight" 

provoked by the beginning of school busing). As a result, the 

percentage of the African-American population rose from 14 percent 

to over 60 percent.”23 The chart below shows how the County’s 

                                                           
21 Ibid, p. 3. 
22 Mariia Zimmerman, “State of the Region: Economic Competitiveness Report 

2016,” Metropolitan Washington Council of Governments, 2016, p. 49. 
23 M-NCPPC, “History of Prince George’s County,” p. 13.  
24 Douglas B. Feaver "What Ever Happened to the Green Line?" Washington 

Post, October 14, 1980. 

poverty rate (in 2011) compared unfavorably to the nearest five other 

Maryland counties. 

The Great Recession in 2008-2009 led to a proliferation of foreclosures 

nationally. Foreclosures lead to a dramatic decrease in personal 

wealth, higher rates of personal bankruptcy, and in some places 

depending on the location - the devastation of neighborhoods. 

Foreclosures here in the County most significantly affected residents 

and neighborhoods of color. 

Delays in Opening the Green Line 

How Prince George’s developed from 1970-2000 also coincided with 

the two major phases of the opening of the region’s Metro rapid 

transit system. In 1976, the vast majority of Metro stations opened 

across the region, including four Blue and three Orange line stations in 

central county; however, the northern and southern ends of the Green 

Line in Prince George’s and 13 Green Line stations in some of D.C.’s 

poorer neighborhoods opened last, after significant delay. 

The Green Line stations at Greenbelt, College Park, Prince George's 

Plaza, and West Hyattsville did not open until November 1993, with 

the southern Green Line stations of Southern Avenue, Naylor Road, 

Suitland, and Branch Avenue delayed in opening until late 1999, 

twenty-three years after the original opening of the system. 

Construction of the Green Line was nearly canceled in the late 70s and 

early 80s due to funding shortfalls and didn't get on a path to opening 

until the Washington Post ran a highly critical article in 1980 asking 

"What Ever Happened to the Green Line?" The Post argued that the 

nearly 20-mile Green Line should have been built first since it “would 

serve the most disadvantaged sections of the Washington area.”24 

(emphasis added) 

This two-decade delay provided other, competing jurisdictions in the 

region – particularly D.C., Montgomery County, Arlington County, the 

city of Alexandria, and Fairfax County – a more than a two-decade 

head start in building their economy in significant ways around their 

major transit lines. 

It didn’t help that the County failed to focus at all on transit-oriented 

development throughout the 1970s, 1980s, 1990s, and even into the 

2000s. As a result, the County has “almost none of the firmly upper-

middle-class populations that populate most of the areas inside the 

Beltway in Montgomery County and Virginia.”25 

Even with the introduction of these eight additional stations on the 

Green Line in the 1990s, though, the County continued to refrain from 

significantly developing around those stations as well as around any of 

the original Blue and Orange line stations. It didn't help matters that 

25 DW Rowlands, “Here’s the primer you need to understand Prince George’s 

extraordinary diversity,” Greater Greater Washington 

(https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-

lot-by-region), May 17, 2018. 

https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-lot-by-region
https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-lot-by-region
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developers were also resistant to investing in the County. As a result, 

the County continued to fall further and further behind most of the 

rest of the region, economically. It is only in the past decade that the 

County has developed transit-oriented development plans around 

many of its highest potential stations, and that substantial 

development has just begun in the past three to four years.   

Lagging Behind in Employment and Education 

The chart below shows that Prince George’s still lags way behind all of 

its significant neighbors (i.e., DC, Arlington, Alexandria, Fairfax, 

Montgomery, and even Frederick and Charles) in attracting and 

retaining employment around its “activity centers,” a term the 

Metropolitan Washington Council of Governments (MWCOG) uses to 

describe strategically located, vibrant, mixed-use and multiple-use 

communities ((often around transit).  

 

 

Although from 2000-2010, Prince George’s population grew a very 

healthy 9.6%, it still didn’t keep pace with the population growth of 

Montgomery, Fairfax, Loudon, or Prince William counties. In the first half 

of the current decade, the county continued to add population, but, again, 

not quite at the pace as D.C., Fairfax, Arlington, or Montgomery.26 

An MWCOG report demonstrates the magnitude of the economic 

development gap by showing that "employment on the western side 

of the region has outpaced the eastern side, as much as 20 to 1.”27  

The County's "share of the Washington metropolitan area's 

employment base steadily declined from 10.24% in 2002 to 8.84% in 

2012."28 Importantly, while the County’s private sector employment 

declined between 2002 and 2012, “both the State of Maryland and the 

Washington metropolitan area recorded gains in public and private 

sector jobs during the same period”29 despite the 2008-09 recession. 

                                                           
26 Monica Beyrouti, “State of the Region: Human Capital Report,” Metropolitan 

Washington Council of Governments, p. 8. 
27 Gregory C. Goodwin, “Growth Trends to 2045: Cooperative Forecasting in 

Metropolitan Washington,” Metropolitan Washington Council of Governments, 

November 2016, p. ???  

“These imbalances [in job growth] place a strain on the regional 

transportation system given the number of residents on the eastern 

side of the region needing to travel to the job-rich western side.”30 In 

MWCOG's 2016 report on growth in employment trends, it projects 

that the District of Columbia, Fairfax, and Montgomery will continue to 

outpace Prince George’s County in job growth, quite significantly, over 

the next decade and beyond.31  

Fortunately, the County has experienced substantial progress, showing 

the most significant employment gains in Maryland in the last couple 

of years (2017-2018). 

A final relevant regional comparison: While Prince Georgians’ 

educational attainment rate is comparable to the U.S. rate for high 

school graduate plus associate, bachelor’s and graduate degree 

attainment, it lags the region in all three areas (see Chart 8). 

  

For a half century or more, the level of economic investment made in 

the eastern half of the region, and in Prince George's specifically, has 

been profoundly unequal. Although the County holds some 

responsibility for this lag, much of this inequity is due to developers, 

retailers, and other industries electing not to invest in a predominantly 

black, relatively prosperous community despite the County having a 

median income well above the national average. These development 

and business decisions not to invest have persisted until very recently.  

The investments our County now makes – and those that it attracts 

from outside companies and investors- now must lead to the creation 

of jobs and increases in incomes across the board. That only happens 

if our County's "labor force meets the education and skill set 

requirements of current and future employers. As the U.S. transforms 

28 Plan Prince George’s 2035, p. 64. 
29 Ibid, pp. 64-65 
30 Beyrouti, p. 37. 
31 Goodwin, p. 13.  
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from a manufacturing- to a knowledge- and information-based 

economy and as the regional economy grows, the demand for a 

highly educated and skilled labor force is expected to accelerate."32 

We must invest appropriately – and equitably - to ensure more of our 

residents can keep up. 

 

A Tale of Two (or more) Prince George’s 

A fundamental change in the County's demographics from majority white 

to majority black (from 1970 to 2000) involved tens of thousands of 

working-class families, the vast majority of which were African American, 

moving from D.C. into inner beltway communities (At the same time a 

comparable number of middle and upper-middle income African-

American families moved into County suburbs outside of the beltway). In 

the first two decades of the century, working class and working poor 

residents and families (both Black and Hispanic) have continued to move 

into inner beltway neighborhoods. 

One result has been the increased concentration of poverty inside the 

beltway as can be seen in the map below. (The map shows the County’s 

numerous pockets of poverty in greater detail than the regional map 

earlier.) The neighborhoods colored in yellow, orange, and red all 

represent areas where more than 10% of residents are below the poverty 

line, and in some cases, about 16-34% of residents are below the line (in 

orange), or in a few instances between 34-69.5% are (in red). 

Although the neglect and disinvestment that occurred in many of our 

inner beltway communities were not due solely to the influx of 

African-Americans, race almost certainly played a part. The 

disinvestment that occurred here mirrored what has happened to 

older, inner-ring suburbs just about anywhere that face the chronic 

stresses of "aging infrastructure, deteriorating schools and commercial 

corridors, and inadequate housing stock."33 

The inequity between inner and outer ring suburbs in Prince George's 

demonstrates why the needs of working class and working low-

income families, immigrant and minority households, and aging 

homeowners must become more integral to future economic and land 

development strategies for the county. 

County Council Districts 2, 3, 5, 7, and 8 (and a small part of 6) include 

the vast majority of communities inside the beltway. Based on ACS 

data, the median household income in these districts range between 

$60,000 and $72,000 and are by far the places with the highest 

                                                           
32 Plan Prince George’s 2035, p. 64. 
33 Robert Puentes and Myron Orfield, “Valuing America’s First Suburbs: A Policy 

Agenda for Older Suburbs in the Midwest,” Center on Urban and Metropolitan 

Policy at the Brookings Institution, 2002, p. 4. 
34 DW Rowlands, “Here’s the primer you need to understand Prince George’s 

extraordinary diversity,” Greater Greater Washington 

population density in the county. By contrast, Council Districts outside 

the beltway, primarily 1, 4, 6, and 9, have median household incomes 

above $100,000. 34 

There is also a “steep north-south divide in the racial breakdown of 

different parts of the county.”35  

Much of the area south of Central Avenue is predominantly African-

American (with numerous neighborhoods above 80%) whereas none 

of Council Districts 1, 2, or 3 are. Caucasian and Asian-American 

residents primarily live in Districts 1, 2, and 3, as do Hispanics. In fact, 

in parts of Districts 2 and 3, Hispanics exceed 30% of the population.36  

North County is home to the largest immigrant populations. In many 

neighborhoods in Districts 1, 2, and 3, up to 21% of households speak 

(https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-

lot-by-region), May 17, 2018. 
35 DW Rowlands, “Here’s the primer you need to understand Prince George’s 

extraordinary diversity,” Greater Greater Washington 

(https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-

lot-by-region), May 17, 2018. 
36 Ibid.  

https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-lot-by-region
https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-lot-by-region
https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-lot-by-region
https://ggwash.org/view/67566/prince-georges-county-demographics-vary-a-lot-by-region
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Spanish at home and comparable percentages of residents speak 

languages other than English and Spanish at home.  

Finally, "the southern and eastern tier of the county, outside the Beltway … 

is reasonably well-off, with middle-class and upper-middle-class 

communities. The area inside the Beltway is more mixed, comprised of 

both middle-income and impoverished communities."37  

Thus, strategies for addressing inequity in the County need to 

concentrate primarily on neighborhoods inside the beltway, with an 

emphasis on African-American populations in the Central and South 

portions and a heavier emphasis on Hispanics in North sections inside 

the beltway. 

 

The County’s Key Challenges  

We have already covered many challenges the County has faced or 

continues to face in "Comparative Prince George's" and a "Tale of Two 

Prince George's." However, just as we recounted the assets earlier, it is 

worth briefly recounting the challenges detailed in Plan Prince 

George's 2035:38 

• School Progress. In 2018, our public-school district still ranks 

second to the bottom in the state and the percentage of high 

school students who graduate and are considered college- or 

career-ready remains considerably lower than the state average.39 

• Crime – Real or Perceived? When M-NCPPC published Plan 2035, 

crime rates in the County had been improving from 2006-2011, 

although compared to neighboring jurisdictions and the state, its 

overall crime rates were still "troubling to future residents, 

employers, and investors." News 4 Washington reported in 

January 2018 that violent crime had declined by 50% over the 

past seven years (2011-2018). Thus, public safety outcomes have 

improved significantly in the County, yet the region's poor 

perception of public safety in the county remains.40  

• Business as Usual = Sprawl. The Plan 2035 targeted the elimination 

of additional sprawl and to focus development around transit 

stations; however, when written in 2013, the County already had in 

the pipeline 17,000 plus, approved, residential units that had yet to 

be built, most of those located outside of the beltway. Sprawl leads 

to costlier forms of development than compact growth because it 

requires providing greater physical infrastructure and public services 

over large geographic areas. The development pipeline since 2014 

has shifted toward a more compact growth orientation. Still, the 

historical bias toward sprawl is something to continue to monitor and 

manage.  

                                                           
37 Rowlands, Greater Greater Washington, 2018. 
38 The entire section on challenges has been excerpted and modified from Plan 

Prince George’s 2035, pp. 77-84. 
39 Maryland State Department of Education, “Maryland Report Card: Prince 

George’s County 2017 Progress Report, reportcard.msde.maryland.gov, pp. 2-3.  

• Housing Stock does not equal Future Demand. Continuing demand 

for more multifamily units in the region (and the County) driven by 

seniors and millennials has created a "housing disconnect" here 

because most units in the pipeline have been single-family. This 

disconnect continues to affect the County's ability to compete for 

critical new employers and workers. The soon-to-be-completed 

County Strategic Housing Plan (due in late 2018) will hopefully 

address the essential gaps in housing type and supply. See chart on 

next page. 

• High Housing Costs+Expensive Commutes=Priced Out. Even 

though the County has the lowest average rents and home values 

among our neighbors in the region (D.C., Montgomery, Fairfax, 

Arlington, Alexandria), many of our residents still find housing 

costs to be too high. High commuting costs and limited transit 

options to job centers, particularly outside the beltway, make this 

dynamic worse for residents. 

 

• Deteriorating Housing Stock. Our housing stock is among the 

oldest in the region and includes (as of 2010) more than 24,000 

vacant units, most of those concentrated in our older communities 

inside the beltway, presenting a challenge in upgrading, repairing 

and/or demolishing these structures to make these neighborhoods 

more attractive investments. Since publishing Plan 2035, the County 

has implemented the Transforming Neighborhood Initiative (aka, 

TNI), "uplifting neighborhoods in the county that face significant 

economic, health, public safety and educational challenges."41 TNI 

neighborhoods include Palmer Park; Hillcrest Heights; Suitland; West 

Lanham Hills; Forestville; Langley Park; East Riverdale; and Oxon Hill.  

 

• Fewer Diplomas and Loss of Skilled Workforce. Our residents have 

comparatively lower educational attainment than other 

40 Tracee Wilkins “Violent Crime Rate, Homicides Down in Prince George’s,” 

NBC4 Washington, January 8, 2018.  
41 https://tni.princegeorgescountymd.gov/  

https://tni.princegeorgescountymd.gov/
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jurisdictions in the region, meaning a disproportionate number of 

residents are eligible only for lower-wage jobs. This dynamic also 

dampens Prince George’s appeal to high-tech employers and 

investors. 

• Sustaining Existing Communities. The county needs to invest 

smartly and equitably in the revitalization of its 27 municipalities 

and unincorporated neighborhoods as well as its downtowns and 

innovation corridors to generate the revenue necessary to 

maintain and enhance schools, parks, transportation networks, 

public safety facilities and infrastructure in those existing 

communities.  

• Forever a Bedroom Community? Historically in the region, the 

county has lagged behind the region in job creation, public and 

private. However, by focusing (re)development in TOD locations, 

it can become more competitive and lose the perception of it 

being primarily a bedroom community. To counter that long-held 

narrative, across 2017 and 2018, the County led the state in job 

creation for five consecutive quarters.   

• Our Health Crisis. Prince George's continues to experience a health 

crisis for many reasons. Specific challenges in this arena include the 

continuing existence of "food deserts" in many inner beltway 

neighborhoods.  

• Neglected Environment. The County has historically had poor 

water and air quality challenges and faces steep costs around the 

implementation of greenhouse gas reduction, impervious surface 

retrofit, and stream restoration goals.  

• Foreclosure Crisis. As already recounted above, Prince George’s 

was among the counties hardest hit by foreclosures nationally during 

the Great Recession and this crisis continued well beyond the 

recession, causing lengthy depressions in the local housing market, 

destabilized neighborhoods both inside and outside the beltway, 

reduced tax revenues, and, in some places, property neglect and 

crime.42 

 

Why Equitable Prosperity is Essential Going Forward 

We close this section with the fundamental thesis of the paper: Prince 

George's must become smarter and more equitable in its economic 

growth in the decade to come. 

 Not only should we discontinue the path the County has traveled for 

more than 50 years – a comfortable bedroom community that has slowly 

sprawled outwards – but we must refocus on strategies that expand our 

economy, improve our environment, increase our quality of life, better 

enable our residents of color to build wealth, and especially invest in our 

communities that have been left behind.  

We must build our economy in ways that genuinely leverage our research, 

higher education, entertainment/arts, and medical/health assets and 

capitalize on our location in the region, our transportation network, and 

the Purple Line currently being built. 

Even more important we must develop in ways that are sustainable and 

equitable, which means ensuring that we create transit-oriented 

development that doesn't overextend our infrastructure and development 

that strengthens our established communities especially for residents 

living inside the beltway. In the sections ahead, we will lay out 

concretely and practically, ways that our County can do that.  

                                                           
42 Nathalie Baptiste, “Them That's Got Shall Get,” American Prospect 

(http://prospect.org/article/staggering-loss-black-wealth-due-subprime-

scandal-continues-unabated), October 12, 2014.  

http://prospect.org/article/staggering-loss-black-wealth-due-subprime-scandal-continues-unabated
http://prospect.org/article/staggering-loss-black-wealth-due-subprime-scandal-continues-unabated
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Chapter Summary:  Key Elements for Local, 21st Century Economic Growth 

• Economic times in the U.S. and globally have changed dramatically in the past decade (disruptive technological change; 

expansion of global competition; increasingly diversifying demographics). The County needs to strategically adapt to these 

changes to position itself for greater economic health. 

• More than ever before, Prince George’s is poised to grow, but it must do so without causing the displacement of low- and 

middle-wage workers as well as long-standing communities of color inside the beltway. 

• Prince George’s must grow its economy around five primary and intersecting elements:  

o Further Build Up Our Four Primary Industry Clusters – healthcare and life sciences; federal; business services; and 

information, communications, electronics, and cyber-security – by cultivating and sustaining ecosystems for each that 

are industry-driven, university-fueled, and government funded, and anchored by a physical center. 

o Invest in and Sustain Multiple Innovation Districts that combine economic assets (private firms, research institutions, 

and supportive public agencies), physical assets (dynamic, mixed-use neighborhoods organized to stimulate 

collaboration and innovation) and networking assets (cultivation of strategic and dynamic relationships among 

organizations and individuals) to accelerate the advancement of critical, new products and services. This includes 

downtown College Park, M-Square, at Bowie State and around its MARC station, and the new downtown Largo 

especially around the new regional medical center and Prince George’s Community College. 

o Capitalize Fully on the County’s Anchor Institutions to fully leverage their resources to contribute significantly to both 

growing the local economy and building community wealth. From an economic standpoint, University of Maryland-

College Park (UMCP), University of Maryland Capital Region Health (UMCRH), Bowie State University, and Prince 

George’s Community College (PGCC) all have primary roles to play here. UMCP should become an even greater anchor 

for the life sciences and ICE clusters; UMCRH must become the central anchor for the healthcare/life sciences cluster. 

PGCC has a major workforce development, anchor role to play across all four, core industry clusters. BSU and 

University of Maryland-University College should both play key anchor roles in the ICE, business services, and federal 

government clusters. 

o Build a More Dynamic, Streamlined System for Workforce Development that transforms the complex, often 

fragmented and slow-to-respond systems to one that is streamlined to serve the needs of firms in the core industry 

clusters (and other clusters) and is attuned to the skill- and knowledge-building needs of residents to fill jobs in these 

key industries. In particular, workforce development will need to focus on digitally-oriented positions that are driving 

job creation, particularly high-paying job creation and to foster and support the development of local entrepreneurs. 

o Accelerate Transit-Oriented Development at all of its primary transit station targets (Largo, New Carrollton, Prince 

George’s Plaza, College Park, among others) that creates exciting and dynamic places to work-live-play that become 

attractors for businesses focused on innovation, particularly those in one or more of the core industry clusters. At the 

same, time development around these stations must proactively plan for a wide range of housing options, particularly 

those for lower-income households.  

Accomplishing these five critical growth strategies will require both robust collaboration and strong, decisive action among key 

economic and community development players in the County: Key government players will be the County Executive, the 

Economic Development Corporation, the District Council, and the Planning Board. Key private sector and community players 

will include the anchor institutions, key industry leaders, and a range of community development groups.  
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____________________________ 

 

The modern economy does not reward 

places equally. Knowledge-intensive 

sectors – and those who work in them - 

have won during this tectonic shift whereas 

less knowledge-intensive and industries 

depending on lower skills have not.  

 

Those jurisdictions positioned effectively 

for these sectors have prospered while 

others, often smaller metros, and rural 

areas, have not. 

 

- Joseph Parilla, The Brookings Institution  

____________________________ 

  
  

anywhere in the nation. It is located in one of the most prosperous regions in the U.S. and around the world. It houses 

numerous, important federal facilities, including NASA Goddard and Andrews Air Force base. It has nearly two dozen transit 

stations (including 15 WMATA stations), most ready to attract and capture major new development, with eleven additional 

Purple Line stations to be added within the next four years. It has broken ground on a large, state-of-the-art University of 

Maryland medical center that will change the health – and economic - landscape of the County going forward. It features major 

higher education institutions that educate and train tens of thousands of students (including thousands of County residents), 

serving not only as major County employers, but also critical drivers of the local and regional economy. Prince George’s has 

much around which to build a highly promising future. 

• An Inequitable History in the DC Region: For decades, the Greater Washington region has been divided by race, income, 

jobs, and opportunity. In the eastern portion of the region, namely, most neighborhoods in Northeast and Southeast D.C. and 

the vast majority of Prince George’s inside the beltway bore the burden of the region’s poverty and social distress. While in the 

region’s west (including most of northwest D.C.), it enjoyed the fruits of the region’s prosperity. Although this disparity was 

starker twenty years ago, the basic dynamics have remained the same. From 1970 to present, the racial demographics in the 

County have shifted dramatically from a large white majority fifty years ago to a large black majority now. Accompanied with 

that shift, has been a dramatic underinvestment in the County by commercial developers, corporations, and retailers compared 

to all of the County’s neighborhoods. Although many factors are involved, it is impossible to ignore the racial dimension, in 

which majority white, wealthier counties received significant investment while the only majority-black county in the region did 

not. This included how the Metro system developed in which the Green Line, with its eight stations in the county, were the last 

to be opened, two decades after the opening of the system in 1976. 

• Poverty Inside the Beltway: High concentrations of poverty occur in the County throughout inner beltway communities 

from Langley Park and Bladensburg in the north, to Capitol Heights and Fairmount Heights in central County, to Suitland and 

Oxon Hill in the south. The beltway largely serves as the dividing line in the county between high-income and low-income 

households. 

• Recent Economic Trends/Future Projections: Although the County’s economic health has improved in the first two decades 

of the 21st century, it continues to trail its regional neighbors. Even as the County’s jobs base increased from 2002 to 2012, for 

example, our regional share of jobs declined from 10.24 to 8.84. In fact, a 2016 Metropolitan Washington County of 

Governments economic development report indicates that employment on the western side of the region has outpaced the 

eastern side as much as 20:1. The same report projects that job growth in places like D.C., Fairfax, and Montgomery will 

continue to outpace the County’s job growth for the next decade. That said, in the most recent years, the County has led the 

state of Maryland in job growth, and is projected to continue to be a leader in job growth in the state in the years to come. 

• The Upshot? The County continues to have a major challenge ahead of it to grow its economy in ways that allow it to 

effectively compete regionally, but it is not surmountable. However, as it grows in potentially more robust ways, it must 

simultaneously develop in ways that are more sustainable and more equitable. This means creating transit-oriented 

development that doesn't overextend our infrastructure; and committing to development that strengthens our 

established communities especially for residents living inside the beltway.  
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What’s Causing Change in Our Economic System? 

 recent Brookings Institution report, "Opportunity for Growth: 

How reducing barriers to economic inclusion can benefit 

workers, firms, and local economies," reminds us that the 

economic times have changed dramatically in the last decade and 

what matters in 2019 is entirely different than what mattered ten 

years ago. The report's author, Joseph Parilla, describes those key 

factors:  

• Technological change is restructuring the U.S. labor market. It is 

estimated that more than 85% of job losses in recent years are 

due to gains from the IT revolution. This ‘digital revolution' 

values workers with the abilities and technical training to 

leverage these new technologies. One result is the gap between 

the earnings of a high school and college graduate has nearly 

doubled over the past three-plus decades. 

• Global competition continues to expand. The global workforce 

tripled from 1980 to 2000 and although many U.S. companies 

were able to take advantage of globalization during this time, 

many workers – and the communities they lived in – were not.  

                                                           
43 Excerpted from Joseph Parilla, “Opportunity for Growth: How reducing 

barriers to economic inclusion can benefit workers, firms, and local 

• The modern economy does not reward places equally. 

Knowledge-intensive sectors – and those who work in them - 

have won during this tectonic shift whereas less knowledge-

intensive industries that depend on lower skilled workers have 

not. As a result, those jurisdictions positioned effectively with 

these sectors have prospered while others, often smaller metros, 

and rural areas, have not.   

• Demographic shifts are diversifying the U.S. workforce. The 

country's demographics have also shifted dramatically in the last 

quarter century, a potential advantage for us globally but only if 

our next, more diverse U.S. generation gains the skills and 

knowledge it needs to compete fully. 

• Political and budget realities constrain Washington’s 

investments in growth and opportunity. As a result of these 

significant economic and demographic shifts, the nation has 

become more polarized, driven by both economic and cultural 

divides. And with the federal government increasingly 

constrained by a climbing debt, the burden to create a different 

kind of, more equitable, prosperity will fall on stakeholders at 

the state and local levels.43 

economies,” The Brookings Institution Metropolitan Policy Programs, 

September 2017, pp. 5-6. 

A 
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In sum, these macroeconomic and political factors present a 

challenging landscape within which our local economy will need to 

grow. 

 

Prince George’s: Poised to Grow 

Prince George’s sits near the epicenter of one of the most robust 

regional economies in the United States. Yet, as we have seen, our 

affluent county continues to lag the rest of the metropolitan 

Washington region in job growth, company formation, economic 

sector cultivation, and urban place-making. 

In 2019, though, based on important advancements it has made over 

the past decade, the County sits poised to grow enormously, and in 

ways, it never has before. The promise is both exciting and a bit 

daunting. 

On the positive front, as Prince George's moves toward more job 

creation, the establishment of real downtowns around major Metro 

stations, and the strengthening and expansion of a significant 

innovation corridor, it finally has a legitimate chance to compete 

against other regional powerhouse jurisdictions in D.C., suburban 

Maryland, and northern Virginia. 

We have begun to see this in the establishment and growth of the 

National Harbor complex, which brought a major tourist destination 

into south county.  

We notice it in the fledgling developments around the New 

Carrollton and Branch Avenue Metro stations. We see it also at Largo 

Town Center station, with the groundbreaking of the University of 

Maryland Capital Region Health and the move of county government 

headquarters. 

Further north, we witness it in the enormous growth along the Route 

1 corridor near the University of Maryland-College Park, and that 

growth now moving eastward toward the College Park Metro Station 

and M-Square Research Park. 

And so on.  

However, along with this budding success, we must grapple anew 

with the same likely consequences of economic growth seen 

elsewhere:  

• Overheated housing markets 

• Low and middle-wage workers priced out because their wages 

don't keep up with the cost of living 

• Long-time residents, mostly of color, displaced as wealthier, 

often white, residents move in.  

                                                           
44 Michael Porter, “Clusters and the New Economics of Competition,” Harvard 

Business Review https://hbr.org/1998/11/clusters-and-the-new-economics-

of-competition), November-December 1998.   

However, such outcomes are not inevitable. We believe that if we act 

now, and place equity at the center of every vital conversation, 

initiative, and strategy about growth and development we have 

going forward in the County, we can counter these prevailing trends 

and cultivate and grow an economy that benefits all more equitably. 

Before we delve into how to embed equity in our economic growth 

and prosperity, we need to understand the key elements that enable 

healthy, local economic growth in the 21st century. The foundations 

of local economic growth have changed significantly in the last two 

decades in the U.S. For an increasingly urbanizing county like ours, 

five elements are particularly important: industry clusters, innovation 

corridors, anchor institutions, upgraded approaches to workforce 

development, and transit-oriented development (TOD). We will 

explore each below.  

 

Element #1 - Industry Clusters 

According to Harvard Business School professor Michael Porter, the 

most effective way to foster an innovation-based economy is by 

focusing on economic clusters defined as a "geographic 

concentration of interconnected companies and institutions in a 

particular field … [that] allow each member to benefit as if it had 

greater scale or as if it had joined with others formally—without 

requiring it to sacrifice its flexibility." 44 The graphic below shows the 

main components of an industry cluster. 

A cluster typically contains many businesses of a similar type and 

their suppliers, as well as universities, research centers and policy 

think tanks, and technical/trade/vocational colleges, all of whom can 

advance knowledge in that industry. When the cluster is 

concentrated in a geographic area, like a county, it can provide 

advantages to its businesses, both existing and new, with 

infrastructure, a pool of highly trained employees, and shared 

knowledge. 

Porter notes that companies must participate actively to establish a 

significant local presence and make substantial local investments to 

https://hbr.org/1998/11/clusters-and-the-new-economics-of-competition
https://hbr.org/1998/11/clusters-and-the-new-economics-of-competition
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maximize the benefits of cluster involvement. And they must "foster 

ongoing relationships with government bodies and local institutions 

such as utilities, schools, and research groups”45 to enhance their 

levels of success. 

The authors of the recent "Rethinking Economic Clusters" report 

(Donahue et al.) argue that prioritizing clusters is critical, upfront 

work for a county or city. County leaders, they say, should consider 

many factors when evaluating clusters that have the best, long-term 

potential: 

1. “Specialization 

2. Composition of firms (e.g., one big firm or many small firms) 

3. Development stage (e.g., potential, emerging, established, 

declining, etc.) 

4. Intensity of inter-firm dependence 

5. Reliance on complex knowledge, and  

6. Ability to create inclusive employment opportunities”46  

Donahue et al., studied five different cluster initiatives around the 

U.S. to try to determine the most effective ways to organize, initiate, 

and sustain cluster-oriented, economic development and found three 

different leadership and organizational models that demonstrated 

success:  

• A “cluster hub” in which a single organization serves as the 

primary organizer and driver 

• Shared leadership in which a few organizations jointly 

collaborate on the leadership of the cluster 

• A holding company where a single organization simultaneously 

leads several cluster-based initiatives47    

The most relevant to the County is the shared leadership model, 

which is less structured than the cluster hub organizational model 

and relies on several organizations who become the primary drivers 

of a vision, strategy, and implementation plan. An example is an 

AgTech cluster in St. Louis led by a bioscience trade organization, a 

non-profit research center, and St. Louis’ regional economic 

development organization. 

Sallet et al., argue that "[s]uccess in a cluster creates spillover effects 

in the regional economy, as specialists look to the area for the next 

generation of information technology, life sciences, or other forms of 

innovation. … Place matters, but there also must be a pro-innovation 

environment, management, and workforce talent, risk capital and 

                                                           
45 Porter, “Clusters and the New Economics of Competition.”  
46 Ryan Donahue, Joseph Parilla, Brad McDearman, “Rethinking Cluster Initiatives,” 

Metropolitan Policy Program at Brookings, July 2018. p. 3. 
47 Donahue, et al., p. 5.   

debt financing, and a regional innovation network of other similar 

companies competing and cooperating with each other.”48  

Thus, there must be real intentionality focused on nurturing that 

right mix and having the patience (measured in years) to let each 

cluster fully form and prosper.  

A local economy’s success overall – and why the clusters it chooses 

and invests in really matters - is based on its ability to evolve and 

sustain its core industries over time, including:  

• “sharing tailored facilities, infrastructure, and suppliers;  

• matching workers productively through deep labor markets; and  

• learning through dense, knowledge-rich environments that 

facilitate knowledge exchange and innovation between 

interdependent firms.”49  

_________________________________________________________________________ 

A local economy’s success overall is based on its ability 

to evolve and sustain its core industries over time, 

including:  

• The sharing of tailored facilities, infrastructure, 

and suppliers 

• The matching of workers productively through 

deep labor markets  

• Learning through dense, knowledge-rich 

environments that facilitate knowledge 

exchange and innovation between 

interdependent firms 

_________________________________________________________________________ 

However, the ability to create and coordinate such an economic 

environment locally is a heavy lift, and if the environment that gets 

formed is not able to foster “continuous innovation; develop dynamic 

entrepreneurship systems that replenish economies with good jobs; 

and engage strong local academic, civic, and public institutions that 

can facilitate these processes”50 success will likely be narrower and far 

less sustainable. 

Brookings scholar Amy Liu says that clusters involving advanced 

industries (i.e., R&D and STEM-intensive sectors) are the most 

important to focus on because they are more likely to have staying 

power. These innovative sectors (e.g., aerospace or medical 

48 Jonathan Sallet, Ed Paisley, and Justin Masterman, “The Geography of 

Innovation: The Federal Government and the Growth of Regional Innovation 

Clusters, Science Progress, September 2009, p. 10. 
49 Donahue, et al., MPP at Brookings, p. 3.   
50 Donahue, et al, p. 3.  
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diagnostics) “blur the distinctions between production and services, 

as software and digital offerings increasingly are components of 

manufactured goods including cars, phones, and televisions. Given 

their global relevance, advanced industries generate the bulk of the 

nation’s patenting and exports.”51 

It is the synergy among many drivers in a cluster, Liu argues, such as 

“innovation, traded sectors, human capital, infrastructure, and 

governance—that create the conditions in which industries thrive, 

create value, and generate growth and income.”52 

Jurisdictions can support the growth of productivity for industry 

clusters in three ways:  

1. “by helping firms and industries innovate and invest in R&D and 

technology (including those supplied by other firms),  

2. by helping industries access skilled labor or invest in training, and  

3. by improving the industry mix in the region to include more 

innovative, higher-value sectors of the economy.”53 

Also, local economies are strongest when core industries sell 

specialized good and services beyond their own region and often 

outside the country. Thus, those responsible for local economic 

development must align and invest “in the assets prized by their 

leading industries. … Firms that export are more likely to experience 

revenue growth and add employees than firms that don’t” as well as 

generate more patents than those that don’t export.54 (emphasis 

added) 

Donahue and his co-authors conclude that the most effective 

industry clusters have five traits. We summarize them in the box in 

the next column. 

 

 

How Has the County Focused on Clusters? 

Building locally around clusters, then, is vital. In the early 2010s, the 

County intentionally developed a cluster-focused strategy. 

Plan Prince George’s 2035 (Plan 2035) devoted an entire chapter on 

the goal of economic prosperity, built upon prior local research, 

including the Study of Occupational Shifts and Workforce 

Characteristics (2011), Urban Agriculture (2012), Prince George’s 

County Industrial Land Needs and Employment Study (2010), and the 

Strategic Economic Development Plan (2013).  

 This Strategic Economic Development Plan, which emerged out of 

Plan 2035, identified four industry clusters – (1) Healthcare and Life 

                                                           
51 Amy Liu, “Remaking Economic Development: The Markets and Civics of 

Continuous Growth and Prosperity,” Metropolitan Policy Program at 

Brookings, 2016, p. 12. 
52 Liu, “Remaking Economic Development,” 2016, p. 12.  

Sciences; (2) Information, Communication, Electronics, and Advanced 

Technologies; (3) Business Services; and, (4) Federal Government - 

are located.55  The clusters were identified based on industries where 

the County already had a foothold and intended to grow. 

The new regional Medical Center, to be opened by the University of 

Maryland Medical System in 2021 at Largo Town Center, will 

significantly boost the Healthcare and Life Sciences cluster in the 

County, serving both the Prince George’s and southern Maryland. 

The new hospital is core to transforming the County's health care 

system, as it also will drive more research-based growth in the life 

sciences sector connected to clinical research firms, county 

universities, and local life-science companies.  

The County would be wise to figure out how to obtain more 

substantial market share in nutritional and food safety (non-clinical) 

research that builds around USDA Beltsville Agricultural Research 

Center, the Food and Drug Administration facility at M Square 

53 Liu, 2016, p. 13.  
54 Liu, 2016, p. 14.  
55 Plan Prince George’s 2035, p. 121.  

Five Traits for Effective Industry Clusters 

 

1. Focused on establishing a robust ecosystem, not quick job 

gains concentrated on an ever-renewing ecosystem that 

continuously provides the key ingredients needed to thrive   

2. Industry-driven, university-fueled, government-funded 

where the cluster is led by private firms willing, ready, and 

able to collaborate, complemented by universities who 

bring to the table innovation and talent, and local and state 

government that directly invest in cluster initiatives 

3. Placing a collective big bet on a unique opportunity with a 

long-term mindset focused on picking the top clusters 

from among a variety of options, with the top clusters 

having genuinely distinctive and robust areas of expertise.  

4. Championed by passionate, dedicated leaders, typically 

from businesses within the cluster, who provide a 

compelling vision and focus for the cluster and the energy 

and commitment to sustain the initiative.  

5. Anchored by a physical center to demonstrate clear 

evidence that the cluster is a major, geographic hub that 

helps tie together the companies and assets of the cluster.1  

Source: Donahue, Ryan, Parilla, Joseph, McDearman, Brad, 

“Rethinking Cluster Initiatives,” Metropolitan Policy Program at 

Brookings, July 2018.  
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Research Park, and the University of 

Maryland's School of Agriculture.56 

This health/life sciences cluster has 

experienced steady growth over the 

last decade in the county, even 

though the approval and construction 

of the new regional center were 

significantly delayed. 

However, to become a full-blown 

competitor in the regional healthcare 

and life sciences industry, it will have 

to grow this cluster strategically, 

taking full advantage of the assets of 

both the new medical center and the 

University of Maryland-College Park’s 

life sciences strengths.  

______________________ 

The County has numerous federal installations, the largest being 

Joint Base Andrews, but includes NASA Goddard in Greenbelt, NOAA 

and USDA in College Park, the IRS in New Carrollton, and the U.S. 

Census Bureau, National Archives, and General Services 

Administration (among others) at the Federal Center at Suitland. In 

Fall 2017, the U.S. Citizenship and Immigration Services broke ground 

for a new headquarters in Camp Springs, adjacent to the Branch 

Avenue Metro station and will serve 3,000 employees.  

Thus, a Federal Cluster clearly makes sense.  

Yet, the County has still not landed a federal agency that has 

transformative development potential, like the National Institutes of 

Health and Walter Reed Medical Hospital in Bethesda, the 

Pentagon/Department of Defense in Arlington County, the Central 

Intelligence Agency in Fairfax County, and the National Security 

Agency in Howard County.  

For several years the County vied for the rights to develop the future 

headquarters of the Federal Bureau of Investigation, but the regional 

competition for the site is now on hold. At the same time, the County 

currently has advantages over other counties in the region to 

compete for new federal installations, including available land for 

development, especially around transit stations, lower real estate 

prices, while also featuring a competitive and talented workforce. 

In 2016, the Metropolitan Washington Council of Governments 

(COG) launched an initiative aligned with this cluster to support 

                                                           
56 Mitchell Horowitz, Richard Clinch, and Marisa Gaither Flowers, “Economic 

Drivers and Catalysts: A Targeted Economic Development Strategy for Prince 

George’s County, Maryland,” Battelle Technology Partnership Practice / Jacob 

France Institute at the University of Baltimore / Green Door Advisors, May 

2013, p. 12. 
57 Mariia Zimmerman, “State of the Region: Economic Competitiveness 

Report,” Metropolitan Washington Council of Governments, 2016, p. 56. 

“expanded information exchange and technology transfer between 

federal labs and the region’s governments, businesses, and 

universities.”57 COG will work to identify economic development 

proposals that align with emerging, federal laboratory technologies.  

The County will need to further leverage their relationships and 

partnerships with federal research labs and existing federal facilities 

in the County while continuing to pursue aggressively new federal 

installations with cluster-building and cluster-enhancing capacity. 

______________________ 

The Business Services 

Cluster includes both 

business support 

services (office 

administration, facility 

support, security 

guards, janitorial) and 

business consulting 

services (management 

consulting, marketing 

consulting, human resources).  

The support services segment of this cluster already has a much 

higher concentration of the industry than the national average and 

has also seen faster jobs growth than has happened nationally in 

recent years. This part of the cluster supports the operations of both 

Federal agencies and local companies58 59 

On the other hand, the County’s economic development strategy 

characterizes the consulting services as an emerging industry cluster 

58 Battelle Technology Partnership Practice, “Meeting the Workforce 

Imperative for Advancing Economic Development in Prince George’s County: 

A Study of Occupational Shifts and Workforce Characteristics,” p. 13 and p. 

24.  
59 Horowitz, et al., "Economic Drivers and Catalysts," 2013, p. 13.  
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in high growth areas in the County, where the cluster is gaining jobs, 

but not yet specialized in the county.60 

Earlier this decade, these two business-service sub-clusters combined 

had nearly 12,000 jobs in the County and were seen as having strong 

growth potential. 

Companies in consulting services will need to develop a stronger 

presence and become more competitive going after business with 

the federal sector and regional firms to enable the type of growth 

required for this part of the cluster to become more established and 

sustainable.61 

______________________ 

Finally, the Information, Communications and Electronics Cluster 

includes data processing/hosting, programming, systems design, 

computer facilities, internet, wireless and landline telecom-

munications services, and cyber-security services, plus aerospace and 

defense-related research, development, and engineering.   

The industries in this 

cluster have the 

potential to drive 

“national and 

international 

economies in which 

the [D.C.] region has a 

competitive edge.”62  

Although it has a 

relatively strong asset 

base and core, innovation-based, technology competencies, the 

County needs to shift to a stronger and more strategic partner with 

military and space programs as well as commercial and high-tech 

firms located in the county and the region to drive significant 

economic growth.63   

Overall, the cluster strategy has targeted the right territories and now 

needs to put even more muscle behind it.  

_______________________________ 

At the same time, especially as the County builds up its most 

important clusters for economic growth, it must stay focused on 

other contributing industry clusters like Travel and Tourism and 

Transportation, Distribution, and Logistics, which tend to feature 

middle-skill jobs and wage levels.  

                                                           
60 Battelle Technology Partnership Practice, “Meeting the Workforce 

Imperative for Advancing Economic Development in Prince George’s County,” 

p. 24.   
61 Horowitz, et al., "Economic Drivers and Catalysts," 2013, p. 13.    
62 Mariia Zimmerman, “State of the Region: Economic Competitiveness 

Report,” Metropolitan Washington Council of Governments, 2016, p. 20. 

It is also worth mentioning that food preparation and serving-related 

occupations have featured the largest jobs growth in 2018. This 

sector has the fourth largest number of jobs in the County at more 

than 25,000 but is also the industry with the second-lowest earnings 

per worker.  

Just as strong and relevant industry clusters are critical for our local 

economic growth, economic development driven by innovation is 

equally as critical.  

Element #2 - Innovation Districts 

Our second economic development foundation, creating innovation 

districts, intersects in some ways with industry clusters but carries 

unique and distinct features as well.  

In a 2017 Brookings Institution report (“Advancing a new wave of 

urban competitiveness”), Wagner argues that metropolitan leaders 

will be pressed to “act with greater deliberation and ingenuity to 

identify and unlock the economic assets, physical attributes, and 

accessibility advantages that will drive growth in years to come. … 

leaders need to support the new spatial geography of their 

economies—how changing needs are pushing innovative workers 

and firms to cluster in dense urban hubs. Shaped by a range of 

forces, these hubs sit at the intersection of innovation, placemaking, 

and economic inclusion, and increasingly play vital—though 

varying—roles in driving local economic growth.”64  

Thus, innovation corridors and districts have a greater focus on 

urban-oriented geography than do industry clusters. 

Wagner contends that these innovation districts are emerging for 

two primary reasons:  (1) our global economy is increasingly reliant 

on innovation, in which 20% of all U.S. jobs are in STEM-related 

occupations; and, (2) the nature of innovation is increasingly and 

necessarily more collaborative and cities and counties are competing 

in the creation of appealing places to live, work, and play for both 

innovative companies and the talent that work there.  The economic 

demand for such districts is also “fueling demand for more walkable 

neighborhoods where housing, work, and amenities intermix. A 

density of firms, a diversity of amenities, and lively places are proving 

to be powerful enough to “un-anchor anchors”—that is, to entice 

seemingly unmovable institutions and corporate research facilities to 

relocate into districts.”65 (emphasis added) 

63 Battelle Technology Partnership Practice, “Meeting the Workforce 

Imperative for Advancing Economic Development in Prince George’s County," 

p. 24. And, Horowitz et al., p. 14. 
64 Julie Wagner, “Advancing a new wave of urban competitiveness: The role of 

mayors in the rise of innovation districts,” The Anne T. and Robert M. Bass 

Initiative on Innovation and Placemaking at The Brookings Institution, June 

2017, p. 6 
65 Ibid, p. 14.  
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Innovation districts contain three categories of assets: economic assets, 

physical assets organized to stimulate collaboration and innovation, and 

networking assets that help accelerate the advancement of ideas. 66  

The economic assets include what Baily and Montalbano refer to as 

innovation drivers (e.g., high value research-oriented sectors and 

specialized small-batch manufacturing, among others), innovation 

cultivators (e.g., incubators, tech-transfer offices, and job training 

facilities, among others), and neighborhood-building amenities (e.g., 

medical offices, hotels, restaurants, etc.).67 

The physical assets include both public assets (e.g., parks, plazas, streets) 

and private assets (e.g., lab spaces, office buildings, stores, etc.). They 

also increasingly include housing and widespread availability of WiFi 

throughout the district. 

Networking assets consist of the relationships among individuals and 

organizations that because of physical proximity can be enhanced 

through formal and informal meetings where problems or 

breakthroughs can be discussed and workshops and training sessions  

“Innovation districts reach their full potential when all three asset types 

are fully developed in a supportive, inclusive, and risk-taking culture. The 

resulting ecosystem is a synergistic relationship between people, firms, 

and place (both the physical geography of the district and a 

community’s common sense of it). … They are communities that value 

diverse leadership and talent, recognizing that a multiplicity of 

backgrounds and perspectives is essential for generating and producing 

new ideas.”68 The diagram below shows that when these three assets are 

well integrated into a district, they create a dynamic ecosystem.  

                                                           
66 Julie Wagner, “Advancing a new wave of urban competitiveness: The role of 

mayors in the rise of innovation districts,” Brookings Project for Public Spaces, 

June 2017, pp. 9-10. 
67 Martin Neil Baily and Nicholas Montalbano, “Clusters and Innovation 

Districts: Lessons from the United States Experience,” The Brookings 

Institution, May 2018, p. 5.  

Katz and Wagner have found that most innovation districts fall into one 

of three general models. 

The “anchor plus” model is "where large-scale mixed-use development is 

developed around major anchor institutions and a rich base of related 

firms, entrepreneurs and spin-off companies involved in the 

commercialization of innovation." Mostly found in urban downtowns, this 

model is best exemplified by Kendall Square around Massachusetts 

Institute of Technology in Cambridge and the University City district 

around the University of Pennsylvania, Drexel University and the University 

City Science Center in Philadelphia.69 The locations with the highest 

potential to be anchor-plus in Prince George's are Largo Town Center 

(where the new medical center is being built); and, near the Metro and 

around the Purple Line stations in College Park.  

The “re-imagined urban areas” model, found where industrial or 

warehouse districts are undergoing a transformation focused on 

innovation and growth. These areas typically have transit access, are 

anchored by advanced research institutions and companies and are 

relatively close to higher-rent, downtown districts. Good examples of this 

model include Boston’s South Waterfront, San Francisco’s Mission Bay, 

Seattle’s South Lake Union area, and the Brooklyn Navy Yard.70 The only 

examples of locations in the County like this are around the Cheverly and 

Landover stations but neither one is currently targeted for this type of 

development. 

The “urbanized science park" model is found in suburban areas. These are 

parks that get reimagined from their former isolated and sprawling 

campuses into a more urbanized form with higher density and the 

integration of retail stores and restaurants that make for a more significant 

and attractive draw. This is the type of transformation that North Carolina's 

Research Triangle Park (RTP) has been undergoing since 2012 when it 

announced a long-term master plan to urbanize. Similar efforts are 

underway at the University of Wisconsin, University of Virginia, and 

University of Arizona research park properties. The example closest to this 

would be M-Square research park to the east of the College Park Metro. 

Wagner lays out a dozen principles to guide the development of 

successful innovation districts. We briefly lay out six of them here: 

• Convergence – the melding of disparate sectors and disciplines is king. 

This is the opposite of cultivating industry clusters. The argument for 

these districts is that innovation platforms – IT, new materials, robotics 

– are technology enablers that serve many industries. Thus, they are 

more horizontal platforms than vertical industry silos. (emphasis 

added) 

• Connectivity and proximity are the underpinnings of strong district 

ecosystems. Districts are smaller than corridors (largest tends to be 

68 Julie Wagner, “Advancing a new wave of urban competitiveness: The role of 

mayors in the rise of innovation districts,” Brookings Project for Public Spaces, 

June 2017, pp. 9-10. 
69 Katz and Wagner, p. 17. 
70 Katz and Wagner, p. 17.  
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about 1,000 acres, whereas corridors tend to be more linearly spread 

out across small-to-medium size geography). The physical 

concentration of firms, workers, and activities connected by bike paths, 

sidewalks, car-sharing, transit, and high-speed fiber is what makes it tick.  

• Make innovation visible and public. This helps to inspire curiosity 

among those who aspire to innovate and transforms spaces in to 

“living labs.” Making the ground level of buildings in the district 

“transparent” and open allows passers-by to connect with the 

innovation inside. 

• Embed the values of diversity and inclusion in all visions, goals, and 

strategies. These districts should become a pathway to economic 

opportunity to local residents – particularly residents who live in 

nearby, disinvested neighborhoods. Districts should also house a 

diversity of companies, start-ups, and larger institutions rather than a 

high concentration of just one type. 

• Get ahead of affordability issues. These districts tend to drive up 

business and housing prices and rents. It is important for counties to 

anticipate such trends and institute policies and projects that preserve 

affordability and the diversity that tends to come with that. 

• Innovative finance is fundamental to catalyzing growth. As federal and 

state funding either declines or remains unpredictable and less 

reliable, jurisdictions must be ready to apply creative financing tools, 

including leveraging local government-owned assets, to sustain 

financing over time.71 

Innovation districts epitomize an important departure from traditional 

economic development. Katz and Wagner contend that these districts 

are a key part of a next wave of economic development in five ways. 

Innovation districts can:  

1. “further the ability of cities and metropolitan areas to grow jobs in 

ways that both align with disruptive forces in the economy and 

leverage their distinct economic position 

2. specifically, empower entrepreneurs as a key vehicle for economic 

growth and job creation 

3. grow better and more accessible jobs at a time of rising poverty and 

social inequality 

4. drive denser residential and employment patterns at a time of 

growing concern with environmentally unsustainable development 

5. help cities and metropolitan areas raise revenues and repair their 

balance sheets at a time when federal resources are diminishing, 

and many state governments are adrift."72 

                                                           
71 Wagner, “Advancing a new wave of urban competitiveness,” pp. 15-18.  
72 Bruce Katz and Julie Wagner, “The Rise of Innovation Districts: A New 

Geography of Innovation in America,” Brookings Metropolitan Policy 

Program, 2014, pp. 4-5.  

Creating specific places for innovation districts and corridors is 

important, but not sufficient, to sustain long term growth. In the long-

term, a city or county has to more intentionally create an innovation 

ecosystem. The focus of innovation ecosystem builders is to develop the 

capacity of more and more entrepreneurs with new-to-the-world 

innovations along with a system to help take their ideas from inception 

through to the market.  

The ecosystem, which we delve into more deeply in Appendix B (pp. 

138-143) has five elements that must intersect in a robust way:  

• A cohort of innovation-

driven entrepreneurs 

• Research universities or 

labs augmenting 

innovation in near-by 

companies and 

institutions and 

partnering on 

development of cutting-

edge technologies 

• Local government 

agencies willing to drive 

entrepreneurship and innovation through policies and support 

systems 

• Corporations committed to innovation, entrepreneurship, and 

mentorship 

• Investors with risk capital to move help grow start-ups into fast-

growth, innovation-based enterprises73  

In addition to financing mechanisms and access to R&D assets, these 

ecosystems also require business support systems like incubators 

and accelerators, and access to first-class telecom infrastructure.  

The stakeholders in the ecosystem must focus on both developing the 

innovation capacity of small and medium size businesses to create new 

products and services and, within that ecosystem, build the entrepreneurial 

capacity of new entrepreneurs to move from start-up to viability. The 

distinction between building innovation (I-capacity) and entrepreneurial (E-

) capacity is shown in the diagram on the next page from MIT’s Regional 

Entrepreneurship Acceleration Program (REAP).  

  

73 “Overview MIT REAP (Regional Entrepreneurship Acceleration Program): 

Achieving Economic Growth Through Innovation-Driven Entrepreneurship,” 

MIT Sloan Executive Education supported by the MIT Innovation Initiative, 

2017.  
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How Should the County Focus on Innovation Corridors/Districts? 

The U.S. Chamber of Commerce Foundation’s 2015 Enterprising 

States – States Innovate study ranks Maryland 2nd in the nation in 

talent pipeline, 3rd in innovation and entrepreneurship and 5th in high 

tech performance. It indicates that "Maryland has leveraged 

university research capacity, an abundance of federal labs, and 

various federal agencies to position itself as a national leader in 

bioscience, biotechnology, and health innovation. Biotechnology and 

cybersecurity remain key target industries for Maryland's technology-

based economic development efforts and a source for continued 

growth of high-tech jobs."   

The state’s Technology Development Corporation (TEDCO) features 

several funds to invest venture capital in companies including the 

BioHealth Gap Fund that provides $50 million by investing up to $2 

million in seed-stage funding for life science companies.74 

Thus, the County has chosen industry clusters and a focus on 

innovation corridors aligned well with assets and capacity within 

Maryland. 

Plan 2035 proposed two potentially transformative economic and 

land-use shifts for the County: creating new downtowns (three 

initially) and an innovation corridor:  

The corridor includes parts of the Cities of College Park, Greenbelt, 

and Hyattsville; and the Towns of Riverdale Park, Edmonston, Berwyn 

Heights, and University Park; and areas along the US 1 Corridor and 

                                                           
74 “States Innovate 2015: Maryland,” U.S. Chamber of Commerce Foundation – 

www.uschamberfoundation.org/enterprisingstates, 2015.  
75 Plan Prince George’s 2035, p. 23.  

around the University of Maryland, College Park 

and the Beltsville Agricultural Research Center 

(BARC). 

The corridor is shown in the color purple in the 

map below. The downtowns are explained further 

on the next page, under transit-oriented 

development. 

Why this area of Prince George's? Because it has 

the highest concentration of economic activity in 

the county's four targeted industry clusters and 

"has the greatest potential to catalyze future job 

growth, research, and innovation in the near- to 

mid-term. This geographic area is well positioned 

to capitalize on the synergies that derive from 

businesses, research institutions, and incubators 

locating close to one another and on existing and 

planned transportation investment, such as the 

Purple Line."75 

The heart of the innovation district, though, is College Park, starting 

with major research, technology, and innovation assets on campus 

and extending out to M-Square. Downtown College Park along 

Route 1 extending up to Route 193 and along Campus Drive to the 

Metro station and beyond is slowly transitioning into a more robust 

and dynamic, live-work-play district.76  

As discussed earlier in 

this section, Innovation 

Districts contain three 

types of assets – 

economic (the 

organizations that drive 

or support innovation), 

physical (the spaces that 

allow for placemaking 

that cultivates 

connectivity and 

innovation), and 

networking (the 

relationships among 

people and organizations 

that stimulate and 

advance cutting-edge 

ideas).77  

The corridor targeted in 

Plan 2035 has assets in all 

76 “Our Fearless Idea: Transform College Park into a Top College Town,” 

presentation by Ken Ulman, Chief Strategy Officer, University of Maryland.  
77 Wagner, pp. 9-10.  

http://www.uschamberfoundation.org/enterprisingstates
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three categories although none of them are anywhere near fully 

developed yet.  

For this corridor (and College Park-based district) to thrive, though, 

Prince George’s and its public and private partners will need to create 

an ecosystem that taps into diverse talent and a rich mix of 

companies and organizations to generate new ideas, products, and 

services that put the corridor on the map within the region and 

beyond.  

Neither the innovation corridor(s) nor the industry clusters will reach 

their full potential without an essential influx of venture capital. 

"According to a recent Global Cities Initiative report, "[venture 

capital] recipients are three to four times more patent-intensive than 

other firms and are much more likely to translate their R&D activities 

into high-growth ventures. 

_________________________________________________________________________ 

A Thriving Innovation Corridor 

For this innovation corridor to thrive, Prince George’s 

and its public and private partners will need to create an 

ecosystem that taps into diverse talent and a rich mix of 

companies and organizations to generate new ideas, 

products, and services that put the corridor on the map 

within the region and beyond. 

_________________________________________________________________________ 

The metropolitan D.C. market remains one of the top targets for 

venture capital. During the past five years [2011-2015], the region 

received nearly $6 billion in venture capital”78 but with very few 

Prince George’s companies targeted. 

If Prince George's is to grow its clusters and bolster its fledgling 

innovation corridor, it must become a more attractive investment 

target, as "[v]enture capital, angel investment, and public financing 

are integral to the creation and growth of the small companies that 

are the bedrock of innovation clusters." 79 

Start-up firms are not the only targets for attention and investment 

in clusters and corridors. Often, innovative and high-impact 

companies (on average 25-years old) have sales that have “at least 

doubled over the most recent four-year period and have an 

employment growth quantifier of two or greater over the same 

period. … These established businesses sometimes lead the 

                                                           
78 Mariia Zimmerman, “State of the Region: Economic Competitiveness 

Report,” Metropolitan Washington Council of Governments, 2016, p. 22. 
79 Mariia Zimmerman, “State of the Region: Economic Competitiveness 

Report,” Metropolitan Washington Council of Governments, 2016, p. 22. 

innovation activities of a particular region, and are integral 

components in a region’s economic geography.”80  

Thus, support for the success of these high-impact companies is an 

equal priority to helping to secure capital for start-ups. 

In 2018, Prince George’s only had four companies in the region’s top 

500 in growth rate, three in the College Park-Greenbelt-Lanham 

innovation corridor: Agil3Technology Solutions (government services, 

Accokeek); T-Rex Solutions (government services, Greenbelt); Trinity 

Technology Partners (IT management, Greenbelt); and, The Bizzell 

Group (government services, Lanham). This is a start but also 

evidence of how far our business growth needs to go to be truly 

competitive regionally in key industries 

One plus is that as the County becomes targeted by more 

commercial developers The County’s office and retail rents are 

approximately 1/3 of D.C and about 2/3 of Montgomery and Fairfax, 

so the County has an opportunity to leverage its lower costs to 

recruit a wide range of commercial and retail businesses.  

But most importantly, the County needs to establish a very different 

and strategic relationship with The University of Maryland-College 

Park, which we’ll cover in greater depth in the section below on 

anchor institution strategies.  

Why? Because the university has enormous assets to leverage further 

in both the innovation corridor and industry cluster strategies, 

including nearly 1,000 natural scientists, almost 500 engineers, and 

hundreds of computer scientists, while often producing more than 

one hundred inventions, obtaining dozens of patents, and executing 

dozens of licensing agreements in a typical year.81 

A second, potential innovation district would be at Largo Town 

Center, as the new University of Maryland Capital Regional Health 

complex gets completed. Its construction has already attracted 

several health companies to the area and will inevitably attract more. 

This will enable this emerging “downtown” area to establish itself as 

a live-work-plan, innovation district around the life sciences and 

healthcare industry cluster.  

In Appendix B, we delve deeper into what is required to develop an 

inclusive innovation ecosystem.  

 

  

80 Jonathan Sallet, Ed Paisley, and Justin Masterman, “The Geography of 

Innovation: The Federal Government and the Growth of Regional Innovation 

Clusters,” Science Progress, September 2009, p. 13. 
81 “Impacts of the University of Maryland, College Park,” Sage Policy Group, 

June 2008, pp. 18-19.  
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Element #3 - Anchor Institutions  

The Democracy Collaborative defines anchor institutions as 

"nonprofit institutions that once established tend not to move 

location. … In many places, anchor institutions have surpassed 

traditional manufacturing corporations to become their region's 

leading employers.”82   

Locally, the University System of Maryland ranks as the largest 

employer in Prince George’s, just ahead of Joint Base Andrews Naval 

Air Facility Washington.  

The Democracy Collaborative argues that, when these institutions are 

effectively leveraged in local economic development, they can 

contribute significantly to community wealth building. The most 

common nonprofit anchors are universities and non-profit hospitals 

(often referred to as "eds and meds").  "Over the past two decades, 

useful lessons have been learned about how to leverage the 

economic power of universities in particular to produce targeted 

community benefits. Yet anchors' relative economic health, combined 

with the fact that they can be seen as disconnected from their 

neighborhoods, often makes them a target of resentment."83  

Hospitals and universities “hold significant investments in real estate 

and social capital, making it extremely difficult for them to pull up 

stakes and leave.”84 In the U.S., these types of anchors provide 5.2% 

of jobs, and the percentage is double that in the inner city.  

 “In a growing number of places, local and regional organizations are 

engaging anchors as important partners to advance equitable 

growth by creating opportunities for low-income residents and 

communities of color to be the workers, innovators, and leaders who 

will propel the economy.”85 Up until recently, the University of 

Maryland-College Park has not heavily involved itself in the County’s 

economic development, although recent partnerships between the 

university’s executive team and the Prince George County’s executive 

office have begun to change that dynamic and move in more 

collaborative directions.  

Revenue streams from anchors tend to be less vulnerable to 

economic downturns than companies are, making them “less 

susceptible to economic fluctuations than private companies. Thus, 

they can have a stabilizing effect (on regional economies) during 

times of economic volatility.” 86 

Education and medical anchors can also serve as hubs of outstanding 

research and innovation and "[w]hen integrated with community 

engagement and anti-displacement policies, they can be a part of 

                                                           
82 From Democracy Collaborative’s Community Wealth initiative, 

https://community-wealth.org/strategies/panel/anchors/index.html.   
83 Community Wealth initiative website.  
84 Community Wealth initiative website.  
85 Chris Schildt and Victor Rubin, “Leveraging Anchor Institutions for 

Economic Inclusion,” PolicyLink, 2015, p. 1. 
86 Schildt and Rubin, “Leveraging Anchor Institutions for Economic Inclusion,” p, 3. 

strategies to reverse sprawl by attracting companies to co-locate 

near their facilities." 87  We will discuss some of these strategies later 

in this paper.  

The Initiative for a Competitive Inner City (ICIC) argues that, 

historically, anchor institutions have not been seen or treated as 

integral to the local economic fabric. Yet as cities and counties face 

increasing fiscal restraints they should look for new ways for anchors 

to strengthen their local economies: by “working with their 

communities to create shared value for both” 88 

Shared value focuses on advancing the economic benefits of a 

company or organization “while simultaneously advancing the 

economic and social conditions in the communities in which it 

operates. …  The concept of shared value recognizes that anchors 

and their communities are inextricably bound together.”89  

Wagner also argues that locally elected leaders should catalyze 

anchor-based procurement initiatives.  

For example, Philadelphia's Anchor Procurement Initiative, "an effort 

of the city controller's office—focuses on organizing joint demand 

from the city's many anchor institutions and developing new sources 

of supply through providing technical assistance to local business to 

scale up to meet the demand. The combined purchasing power of 

87 Schildt and Rubin, “Leveraging Anchor Institutions for Economic Inclusion,” p, 3. 
88 Initiative for a Competitive Inner City, “Anchor Institutions and Urban Economic 

Development: From Community Benefit to Shared Value,” Inner City Insights, June 

2011, p. 2. 
89 Initiative for a Competitive Inner City, “Anchor Institutions and Urban Economic 

Development, p. 2.  

https://community-wealth.org/strategies/panel/anchors/index.html
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multiple anchors not only increases the total dollar amount of goods 

and services purchased locally but also simplifies and routinizes the 

process for firms to engage with multiple institutions. It also helps to 

ensure that local firms have a steady stream of business, enabling 

them to grow and ultimately create jobs."90 

“There are seven capacities in which anchors typically interact with 

their communities (see diagram below): as a provider of products or 

services; real estate developer; purchaser; employer; workforce 

developer; cluster anchor; and community infrastructure builder. In 

each capacity, the anchor derives value for itself and its community. 

When the anchor deploys all of these capacities strategically, using 

the lens of shared value to make all of its decisions, it achieves the 

greatest economic and social impact on its community.”91 

 

 

How Has the County Focused on Anchor Institutions? 

Although the Strategic Economic Development Plan doesn’t identify 

an anchor strategy for University of Maryland-College Park (UMCP), 

such a relationship will be essential in the decade to come. 

Fortunately, the University has become much more open to such a 

relationship in recent years under the presidency of Wallace Loh.  

A workforce and economic development study by Battelle 

Technology Partnership for the County (2011) called for improving 

linkages between colleges and universities and the employer 

community. It saw UMCP as becoming a significant economic driver 

for the County because of its strengths in core technology 

competencies and in the breadth and depth of the graduates in high 

skill areas such as computer sciences, engineering, and business and 

financial operations.92 

Up until now, it has not been a well-known fact to those outside the 

County, that the UMCP campus is even located in Prince George's. 

Until recently, the County has not taken sufficient advantage of 

UMCP, particularly in connecting county employers to the talent 

being generated by the university as well as building around the 

university, in comparison to how other Maryland institutions like 

Johns Hopkins University have been very active in community 

development in Baltimore.   

In the future, the County needs to partner with UMCP in helping to 

link the university’s “highly skilled and educated pool of students 

with the broader employer community is viewed as a key effort to 

improve the pipeline of skilled workers in the county.”93 

Prince George’s Community College (PGCC) also has the potential to 

be an anchor institution for the County as it serves more than 23,000 

                                                           
90 Wagner, “Advancing a new wave of urban competitiveness: The role of 

mayors in the rise of innovation districts,” Brookings, June 2017, p. 48.  
91 Initiative for a Competitive Inner City, “Anchor Institutions and Urban Economic 

Development: pp. 3-4.  

credit students and more than 21,000 non-credit students. 

Strengthening the alignment between the college’s offerings and the 

four industry clusters and projected, future workforce demands in 

those fields should be a priority moving forward. Although the 

college already has high enrollments in Career and Technology 

Education (CTE) fields it should focus on increasing "CTE enrollment 

in other key, high workforce demand, occupation groups including 

health, biosciences, and information technology."94 

Bowie State University (BSU) can also serve as a workforce 

development anchor around specific scientific and IT/computer 

science programs. The university's advanced teaching and research 

facilities include a FlexPod, one of the latest computing innovations 

with the capabilities of a supercomputer in a box the size of two 

student desks.   

BSU is also home to a satellite operations control center managed in 

conjunction with NASA, and an all-Steinway Fine and Performing Arts 

Center equipped with the latest technologies for digital media arts 

and music production. 

The university ranks first in the Nation in graduating African 

Americans with a Master’s degree in computer and information 

technology and has B.S. degrees with a specialization in Cyber 

Security, in Computer Technology with a track in Computer and 

Network Security, and an M.S. in Management Information Systems 

with a concentration in Information Assurance. The County should 

work with Bowie State to ensure they become even more of a 

pipeline for critical IT jobs in the County and region.  

Most importantly among higher education institutions the County 

should work closely with University of Maryland-University College, 

which produces the largest number of students in the metropolitan 

region earning cybersecurity degrees and certificates to ensure these 

graduates fill cybersecurity jobs in the region and especially in the 

County as that sector grows here.  

_________________________________________________________________________ 

The County’s Higher Education Anchors  

All four post-secondary institutions – UMCP, BSU, 

UMUC, and PGCC - should become central players in the 

Life Sciences and ICE clusters and complementary 

partners in the Business Services and Federal 

Government clusters as well. 

_________________________________________________________________________ 

92 Wagner, pp. 25-26. 
93 Wagner, p. 26.  
94 Wagner, p. 26. 
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All four post-secondary institutions – UMCP, BSU, UMUC, 

and PGCC - should become central players in the Life 

Sciences and ICE clusters and complementary partners in the 

Business Services and Federal Government clusters as well.  

With the arrival of the state-of-the-art University of Maryland 

Capital Region Health (UMCRH) in about 2 ½ years, the 

County has a unique opportunity to form an anchor 

partnership with the medical center from the outset. 

Constructed as part of a strategy to transform the county's 

health care system, the medical center will support the 

improvement of the health of the residents of Prince 

George's County and the Southern Maryland region. 

Hospitals typically drive economic growth primarily through 

employment and purchasing, but in this case, UMCRH can 

also become the center of a healthcare and life sciences 

ecosystem in central county for driving growth in associated 

health practices, businesses, and research labs. UMCRH is 

already viewed as a key player in advancing public health 

initiatives and improvements for the county, an area of 

chronic inequity for Prince George’s.  

The Affordable Care Act requires hospitals to conduct a 

Community Health Needs Assessment every three years to 

“look beyond the four walls of their facilities and understand 

what is happening in the communities they serve.”95 

The table in the next column neatly summarizes the benefits 

to the anchor and to the community for each of the roles the 

anchor plays in local economic development.  

_____________________________________________ 

Two examples in Baltimore – an anchor hospital and a private 

university - demonstrate the full potential that an anchor institution 

can have on a jurisdiction 

In the late 1990s, Bon Secours Health System in Baltimore partnered 

with Operation ReachOut Southwest, a non-profit community 

development corporation to create a 20-year revitalization plan for 

Southwest Baltimore. Since, they’ve converted hundreds of vacant 

lots into green space, removed hundreds of tons of waste and 

provided grants to 60 homeowners for home improvement projects. 

They now own 530 housing units for disabled seniors and 119 for 

families and looking to double that number in the years to come.96 

 A second and more impressive example comes from Johns Hopkins 

University. Hopkins participates in an enormous number of strategic 

anchor activities, all of which provide insight into what could be 

leveraged with anchor institutions in the County. 

Here is a sampling of anchor strategies that Hopkins participates in.  

                                                           
95 Zeuli, p. 21.  
96 Ibid, p. 24.  

In East Baltimore (since 2001), they have been redeveloping an 88-

acre area with the City, the state of Maryland, Annie E. Casey 

Foundation, private developers, and community organizations to 

provide more than 1,200 units of new and rehabilitated housing, a 6-

acre park, a school, nearly 150K square feet of retail, and a very large 

Science and Technology Park.  

Since 2011, Hopkins has collaborated with numerous local partners 

to manage the Homewood Community Partners Initiative (HCPI), 

which covers 10 neighborhoods and one commercial area 

immediately around its main campus. The initiative focuses on: 

• Maintaining clean and safe neighborhoods 

• Eliminating blight and developing new housing 

• Strengthening public education 

• Commercial and retail development 

• Local hiring, purchasing, and workforce development97 
 

This plan involves 29 specific project and program recommendations 

to pursue with an estimated price tag of $70 million.  

97 “Investing in and Serving Neighboring Communities,” Johns Hopkins, 2015, 

pp. 2-4.  
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Hopkins also assists employees in purchasing homes as a way to 

strengthen city neighborhoods by providing "Live Near Your Work" 

grants that get supplemented by funds from other partners, like the 

Annie E. Casey Foundation. The university also participates in a 

program with Baltimore City to provide public assistance recipients 

with training and work experience as healthcare workers, involving 

several dozen residents each year. It also provides a six-week paid 

summer internship program for the city’s high school students, with 

an average of 240 students participating each summer. For the 

construction of campus buildings recently, the university has 

employed firms in which more than 25% of sub-contractors were 

minority-owned firms.98 

 Johns Hopkins has also partnered in the development of a 500+ seat 

K-8 public “contract” school in East Baltimore (opened in 2014), with 

priority given to students living in the neighborhood (Eager Park). 

The university also partners with three professional development 

schools in the city to provide professional development services for 

currently-employed teachers and to place undergraduate and 

graduate students in teaching internships. And it operates a STEM 

Achievement program in nine schools in 3 lower-income 

neighborhoods to bring ‘science into the work in which its students 

live.’99 

Johns Hopkins has initiatives that: 

1. Focus on improving access for residents to health care in the city, 

on high-risk patients with the most frequent and highest-cost 

need for services;  

2. House a Center for Social Concern on the main campus to enable 

student engagement and service with Baltimore communities; and,  

3. Provide tutoring to 100 elementary aged students on campus, 

among many others. 

The table in the next column summarizes the monetary value of the 

Hopkins’ contributions to the City of Baltimore and its residents in a 

recent, single, fiscal year.  

Higher education anchor institutions can also apply to the Maryland 

Department of Commerce to become a Regional Institution Strategic 

Enterprise (RISE) Zone that is aimed at economic development and 

job creation. Businesses locating in the zone can benefit from real 

estate and income tax credits. RISE zones are associated either with 

higher education institutions, regional higher education centers, or 

non-profits affiliated with a federal agency.100  

In 2017, a 470-acre area around UMCP was designated a RISE zone; 

the Greater College Park RISE Zone covers portions of the UMCP 

                                                           
98 “Investing in and Serving Neighboring Communities,” Johns Hopkins, 2015, 

pp. 5-7. 
99 Johns Hopkins, pp. 8-9.  
100 “Regional Institution Strategic Enterprise (RISE) Zone Program,” 

http://commerce.maryland.gov/fund/programs-for-businesses/rise-zone-

program.  

campus, the City of College Park, and the Town of Riverdale Park.101 

RISE zones are also located around the University of Maryland 

Baltimore, and new zones were announced in late October slated for 

the Germantown campus of Montgomery College, Salisbury State 

University, and Morgan State University.102  

Qualified institutions and local governments develop a targeted 

strategy to use the institutional assets and financial incentives to 

attract businesses and create jobs within the zone. A RISE Zone 

designation goes into effect for 5 years, with a possible additional 5-

year renewal. Counties and municipalities are limited to a maximum 

of three RISE Zones.  

Both Prince George’s Community College and Bowie State University 

would be well-suited to apply to become additional RISE Zones in 

the County.  

In summary, as Prince George’s focuses on developing anchor 

strategies further and deepening its ties to current and target anchor 

institutions, it should look to successful ventures, locally (like in 

Baltimore) and nationally, to determine how to leverage, fully, what is 

possible. Although the most important institution to target is the 

University of Maryland-College Park, other anchor partnerships will 

remain important with Prince George's Community College, Bowie 

State University, and University of Maryland-University College.   

 

  

101 Karen Goff, “College Park is now a special Maryland tax incentive zone,” 

Washington Business Journal, January 6, 2017.  
102 Katie Arcieri, “Developers can now get Md. Tax incentives for building on 

this MoCo college campus,” Washington Business Journal, October 23, 2018.  

http://commerce.maryland.gov/fund/programs-for-businesses/rise-zone-program
http://commerce.maryland.gov/fund/programs-for-businesses/rise-zone-program


 

 
Page | 36                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

Element #4: Workforce Development of High-Skill Labor  

Over the years, workforce development initiatives have received a 

bad rap and in a lot of cases, deservedly so (see “When Workplace 

Training Programs Actually Hinder Workers,” August 2014 in The 

Nation as one example).  

Yet, robust, strategic, and targeted workforce development is critical 

to ensure success in creating distinct industry clusters and cultivating 

the right locations for where innovation districts or corridors can 

flourish. Although industry clusters and innovation corridors almost 

always have a few large companies at their centers, the companies 

that mainly comprise the clusters and corridors are smaller 

businesses, with fewer than 500 employees and for start-ups, far 

fewer staff than that. 

Between 1993 and 2011, small businesses (those with 500 or fewer 

employees) created 64 percent of net new jobs in the U.S. (or 11.8 

million of the 18.5 million net new jobs). Further, small businesses 

have a significant representation of overall firms in high-patenting 

manufacturing industries and those firms' share of employment, 

payroll, and revenues are increasing, and the increase is "particularly 

notable in firms that manufactured computers and peripheral 

equipment, communications equipment, or semiconductors and 

other electronic components."103 

Recent Small Business Administration statistics show that there are 

nearly 250,000 small companies in high-tech industries nationally. 

“The majority of these small firms provide services in either computer 

systems design or architecture and engineering. Among small firms, 

the industries with the highest growth from 2007 to 2012 were 

pharmaceutical and medicine manufacturing, data processing and 

hosting service, and computer systems design services.” 104  

Most of these types of firms fall into the high-growth industries 

Prince George’s is looking to cultivate and grow. 

Thus, it is more than evident that the current economic 

circumstances demand new and dynamic approaches to workforce 

development to link job training and skill development to fill the jobs 

for these dynamic parts of a local economy.  

In a recent U.S. Competitiveness Project report, Mills writes that “achieving 

improved performance in workforce systems essential to building an 

advanced economy will require more than fine-tuning the current system. 

It will require three central actors in skills development – employers, 

                                                           
103

 Small Business Administration Office of Advocacy,  
(https://www.sba.gov/sites/default/files/advocacy/SB-FAQ-2016_WEB.pdf), 

2016. 

104 Small Business Administration Office of Advocacy, 

(https://www.sba.gov/sites/default/files/advocacy/SB-FAQ-2016_WEB.pdf), 

2016. 

105 Karen G. Mills., “Growth and Shared Prosperity,” U.S. Competitiveness 

Project, Harvard Business School, September 2015, p. 19 

educators, and policy-makers – to acknowledge that only substantial 

change will bring about a substantially different result.105   

_________________________________________________________________________ 

The current economic circumstances demand new and 

dynamic approaches to workforce development to link 

job training and skill development to fill the jobs for 

these dynamic parts of a local economy. 

_________________________________________________________________________ 

The report continues, “Employers must recognize that they cannot 

rely on the ‘spot market’ for skilled workers, posting job openings 

with the expectation that qualified workers will simply appear on 

demand (emphasis, again, added). Rather, they should begin to 

embrace the responsibility of leading the skills development system 

by defining job requirements and helping educators refine their 

programs to meet those needs.”106 

Innovative, high-tech firms cannot take off without the requisite 

employees with the skills to do the high-tech jobs, argue the authors 

of The Geography of Innovation report.  

“That is why a region that is to become a more successful cluster 

must not only have lots of entrepreneurs who can start companies, 

but the availability of eager, dedicated, and talented workers who 

have the energy and skills to bring innovative ideas to life. Workforce 

development programs are crucial to the development and 

maintenance of a highly skilled workforce, and a smart policy choice 

for regions hoping to grow new companies.”107 

Liu contends that there’s a strong business case showing positive 

returns when companies invest in workers, even low-skill workers. 

“Despite the prevailing views in many firms, employers in all 

industries have improved business performance by investing in their 

people, from financial firms to low-cost retailers, from public-school 

systems to retail chains.”108 

Successful investment in workers of all skill levels will require a 

“major reworking of complex, fragmented, and frequently 

unresponsive systems that fund and deliver education and workforce 

training”109 to understand the current and future workforce needs of 

firms and industries (especially within core clusters) and then build 

106 Karen G. Mills, “Growth and Shared Prosperity,” U.S. Competitiveness 

Project, Harvard Business School, September 2015, p. 19.  
107 Jonathan Sallet, Ed Paisley, and Justin Masterman, “The Geography of 

Innovation: The Federal Government and the Growth of Regional Innovation 

Clusters,” Science Progress, September 2009, p. 14. 
108 Laurie Bassi and Daniel McMurrer, “Maximizing Your Return on People,” 

Harvard Business Review (https://hbr.org/2007/03/maximizing-your-return-

on-people), March 2007. 
109 Liu, “Remaking Economic Development,” p. 26.  

https://www.sba.gov/sites/default/files/advocacy/SB-FAQ-2016_WEB.pdf
https://www.sba.gov/sites/default/files/advocacy/SB-FAQ-2016_WEB.pdf
https://hbr.org/2007/03/maximizing-your-return-on-people
https://hbr.org/2007/03/maximizing-your-return-on-people
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the partnerships necessary to align those employers' needs with the 

requirements of local workers seeking job opportunities.   

There are important initiatives to learn from, including in the 

Midwest’s ‘rust belt’ in which some states “have begun to embrace 

workforce development programs to boost high-tech job growth.  

                                                           
110 Katz and Wagner, Rise of Innovation Districts, 2014, pp. 24-25. 
111 Partnering to Strengthen Tech Talent in the Capital Region,” Greater 

Washington Partnership, December 2017, p. 6.  

Michigan, for example, awards startup grants and provides training 

to fill job vacancies in high-demand fields that will bolster further 

economic growth to more than 20 regional skills alliances.  

_________________________________________________________________________ 

Successful investment in workers of all skill levels will 

require a major reworking of complex, fragmented, and 

frequently unresponsive systems that fund and deliver 

education and workforce training. 

_________________________________________________________________________

Or consider Pennsylvania, which has an Industry Partnerships 

program that brings together employers and workers in the same 

industry cluster to discuss overlapping labor issues, encouraging 

hiring and the development of skilled workers. The Pennsylvania 

program has trained more than 70,000 employees since 2005, 

growing high-skill jobs in innovative companies.” 110 

Nationally, “[s]trong demand for skills such as software development, 

hardware engineering and information security, coupled with a tight 

labor supply, is driving many employers to locate jobs in markets 

with the largest concentrations of high-quality talent. This supply of 

digital tech talent has become a critical enabler – or, in some cases, 

constraint – to a region’s ability to grow. … Labor data also shows 

how digitally-oriented occupations are driving job creation, 

particularly high-paying job creation (emphasis added). … Nearly 

two-thirds of new jobs created since 2010 have required either high- 

or medium-level digital skills (Muro, et al, 2017). Across a much 

broader spectrum of industries and occupations, workers increasingly 

require foundational digital and basic skills.”111 

Several other workforce development models are also worth looking 

at because each pursues an innovative approach to preparing new 

workers for higher-skill work environments over the long run. See the 

box on the next page for details on these models.  

 

 

How Has the County Focused on Workforce Development  

for High-Skill Labor? 

Our region is among the highest in the nation for employing digital 

tech workers Digi-tech jobs make up one in every sixteen jobs in the 

region. The DC metro area also produces the largest number of digi-

tech type degrees and certificates nationally. Yet, the region sees an 

outflow of this talent to other regions that it must figure out how to 

stem.112  

112 Partnering to Strengthen Tech Talent in the Capital Region,” Greater 

Washington Partnership, December 2017, p. 6. 

Three Workforce Development Models 

 

• “Apprenticeship Carolina helps South Carolina firms in a 

handful of key industry clusters establish apprenticeship 

programs that provide effective on-the-job training 

opportunities for prospective employees. It is based out of 

the South Carolina Technical College System. Consultants 

from Apprenticeship Carolina provide assistance 

throughout the development process, working with firms 

to create apprenticeships that meet the requirements of 

the national Registered Apprenticeship system. 

• Oregon’s Career Pathways initiative is focused on 

increasing the number of Oregonians with postsecondary 

certificates and degrees to prepare them for employment 

for jobs requiring more than a high school diploma but 

less than a Bachelor’s degree. It is offered through the 

state’s 17 community colleges and is designed to provide 

“stackable credentials” of academic certificates (12-44 

credits) that can lead either to immediate employment or 

to the next academic credential within the career pathway, 

potentially leading to an associate’s degree. At Portland 

Community College, the Career Pathways initiative 

includes courses and certificates in fields such as 

accounting, manufacturing, and medical coding. 

• New York State Pathways in Technology Early College 

High School (NYS P-TECH) initiative is an effort to prepare 

thousands of disadvantaged students for jobs in such 

sectors as technology, manufacturing, healthcare, and 

finance. The model is a six-year, "9-14" program that 

combines high school, college, and career training and 

involves close partnerships with core industries. 

Source: Katz, Bruce and Wagner, Julie, “The Rise of Innovation 

Districts: A New Geography of Innovation in America,” 

Brookings Metropolitan Policy Program, 2014, pp. 24-25. 
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Today, despite a deep digital tech workforce, the region has 35,000 

unfilled digital tech jobs113 so the region, as a whole, needs to figure 

out quickly how to most effectively fill that huge gap. 

For Prince George’s, this means the County government needs to 

partner more effectively with the University of Maryland-College Park 

and University of Maryland-University College (the two largest 

providers of undergraduate and graduate degrees and certificates in 

the County) to align their graduates to the digital jobs available in 

the county and region. 

Prince George’s County also participates in the Greater Washington 

Workforce Development Collaborative, funded by the Greater 

Washington Community Foundation. The Collaborative’s 2015 report, 

“Greater Washington Works,” highlights the expected growth from 

2016-2021 for both healthcare and IT employment in the D.C. region 

and expects continued, significant growth in cybersecurity jobs (the 

region leads the nation in per capita jobs in cybersecurity and 

already saw significant growth from 2010-2014).114  

The County should seriously consider the recommendations from 

that report that include:  

• Scale up on-ramps to entry-level, middle-skill jobs in medical 

assisting, medical billing & coding, and patient care support 

• Explore opportunities to align and extend the read of existing 

healthcare and IT employer training investments 

• Develop innovative solutions to clinical, nursing placement challenges 

• Build on-ramps to computer user support specialist jobs as well as 

pathways that lead to in-demand areas of specialization (e.g., 

cybersecurity) 

• Strengthen hiring practices to better align with the hiring 

preferences of frontline IT managers 

• Join an IT industry workforce partnership that better coordinates some 

of the more isolated efforts underway throughout the region115 

_______________________________________________________________________ 

For Prince George’s, this means that the County 

government needs to partner more effectively with the 

University of Maryland-College Park and University of 

Maryland-University College (the two largest providers 

of undergraduate and graduate degrees and certificates 

in the County) to align their graduates to the digital jobs 

available in the county and region. 

______________________________________________________________________________________________________________ 

                                                           
113 Partnering to Strengthen Tech Talent in the Capital Region,” Greater 

Washington Partnership, December 2017, p. 6. 
114 Greater Washington Workforce Development Collaborative, “Greater 

Washington Works: IT and Health Care Careers with Promise,” 2015, p. 6.  

The Ohio Manufacturers’ Association has found industry sector 

partnerships to be a highly effective and proven workforce 

development strategy. In these partnerships, manufacturers within a 

regional or local labor market work together to develop common 

solutions to workforce challenges in partnership with workforce, 

economic, and community development organizations. What enables 

them to work is that they are led by employers (to ensure they are 

demand-driven), focused on just one industry (to identify highly 

specific and technical skills needed), regional (thus, bounded by an 

appropriately sized geography), and convened by a neutral 

intermediary (who helps the group find common ground).116  

The Economic Development Corporation and the Chamber of 

Commerce need to identify companies within the industry clusters 

which can assume the lead role for industry sector partnerships in 

the County. 

Going forward, the County and other key local stakeholders will need 

to uncover the right mix of innovative, workforce development 

programs and initiatives that tie directly to the current and projected 

needs for the four industry clusters and firms and institutions 

investing in the County’s innovation corridor and districts.  

 

Element #5 - Transit-Oriented Development  

Transit-oriented development (TOD) is not new. In numerous 

jurisdictions around the D.C. metropolitan area, cities like Alexandria 

and Rockville and counties like Montgomery and Arlington have 

intentionally built mixed-use developments around Metro stations, 

often either as those stations were getting built, or soon after. Think 

of Dupont Circle, Bethesda, Ballston, and others. Yet, it is still worth 

exploring why it is so essential when done well, to revitalize or create 

thriving urban or urban-like places.  

Back in 2007, the “Why Transit-Oriented Development and Why 

Now” report showed that the fastest-growing demographic groups 

in the U.S. (and in our region) — older, single-person households, 

and non-white households —  

“prefer homes within walking distance of transportation 

alternatives, shopping, restaurants, parks, and cultural 

amenities. Market surveys and research have consistently 

shown that at least one-third of homebuyers prefer homes 

in smart growth neighborhoods, and this share is growing. 

The goal of transit-oriented development (TOD) is to create 

115 “Greater Washington Works: IT and Health Care Careers with Promise,” 

2015, pp. 30-31. 
116 “Industry Sector Partnerships: What They Are and Why They Work,” Ohio 

Manufacturers’ Association (www.ohiomfg.com), p. 1.  

http://www.ohiomfg.com/
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walkable communities for people of all ages and incomes 

and provide more transportation and housing choices.” 117 

 

So, what exactly is TOD? The Center for Transit-Oriented 

Development defines it as a “type of community development that 

includes a mixture of housing, office, retail and/or other commercial 

development and amenities integrated into a walkable 

neighborhood and located within a half-mile of quality public 

transportation …  that generates ridership for the transit system, 

lowers people’s cost to live and work by reducing dependence on 

driving, and increases job access opportunities." 118 

The International Economic Development Council indicates that TOD 

also usually leads to "success in the form of increased tax revenue, 

more jobs, higher income levels, downtown revitalization, business 

growth, and other economic indicators. … The current economy 

values proximity and clustering. Placing jobs, homes, shops, and 

recreation in proximity increases business opportunities helps create 

a sense of place, and can draw in talented workers."119 

The U.S. Environmental Protection Agency argues that TOD can also 

help “reduce greenhouse gas emissions and air pollution and make 

                                                           
117 United States Environmental Protection Agency, “Smart Growth and 

Transportation,” https://www.epa.gov/smartgrowth/smart-growth-and-

transportation  
118 Center for Transit-Oriented Development, “Frequently Asked Questions,” 

http://ctod.org/faqs.php  
119 Alex Iams and Pearl Kaplan, eds., “Economic Development and Smart 

Growth: 8 Case Studies on the Connections Between Smart Growth 

Development and Jobs, Wealth, and Quality of Life in Communities,” 

International Economic Development Council, August 2006, p. 5.   
120 U.S. EPA, https://www.epa.gov/smartgrowth/smart-growth-and-

transportation.  

housing more affordable by reducing developer expenditures on 

parking and allowing higher-density zoning.”120 

Across the D.C. region, dozens of towns, cities, and counties all plan 

to dramatically increase the number of TOD and Activity Centers 

(thriving, high opportunity places) they invest in as the places to 

accommodate much of the region's growth in the decades to 

come.121 Iams and Kaplan argue that "places that thrive in the new 

economy and attract an educated workforce are distinctive, 

attractive, and rich in amenities.”122  

In May 2018, the National Capital Region Transportation Planning 

Board (TPB) at the Metropolitan Washington Council of Governments 

(COG) approved nine projects across the region to receive $500,000 

in technical and consultant assistance through its Transportation 

Land-use Connections (TLC) Program. It funded three projects in 

northern Virginia, two in Montgomery County, one in the District of 

Columbia, and three in Prince George's (Purple Line, Cheverly Metro, 

and Forest Heights), all to promote walkable, bikeable, and transit 

accessible communities (emphasis added).123 

TOD is a necessary and hopefully winning strategy for the region as it 

competes with other highly-competitive regions inside and outside 

the U.S.  

Yet, it also means that activity centers in Prince George’s will at times 

compete directly with activity centers in D.C., Montgomery, Fairfax, 

and elsewhere for high-tech companies, aspiring entrepreneurs, and 

companies looking to grow within various “advanced” industries. And 

many of the activity centers outside of Prince George’s hold a head 

start, because they have more fully-developed, more attractive TOD 

districts, whereas Prince George’s is only just beginning to build its 

first ones out (e.g., College Park, Largo Town Center, Prince George’s 

Plaza, Branch Avenue).  

 

 

How Has the County Focused on TOD? 

Plan Prince George’s 2035 identifies three new “downtowns” for the 

County: those places “best positioned to develop, in the near-term, 

into vibrant, walkable, regional-serving centers, with a robust 

economic and employment base, a distinct sense of place and 

121 Sophia Mintier, “Place + Opportunity: Strategies for Creating Great 

Communities and a Stronger Region,” Metropolitan Washington Council of 

Governments, 2014, pp. 2-3.  
122 Iams and Kaplan, p. 5.  
123 Transportation Planning Board, “Transportation Planning Board supports 

projects that promote walkable, bikeable, and transit accessible communities,” 

Metropolitan Washington Council of Governments 

(https://www.mwcog.org/newsroom/2018/05/16/transportation-planning-

board-supports-projects-that-promote-walkable-bikeable-and-transit-

accessible-communities/), May 2018.  

https://www.epa.gov/smartgrowth/smart-growth-and-transportation
https://www.epa.gov/smartgrowth/smart-growth-and-transportation
http://ctod.org/faqs.php
https://www.epa.gov/smartgrowth/smart-growth-and-transportation
https://www.epa.gov/smartgrowth/smart-growth-and-transportation
https://www.mwcog.org/newsroom/2018/05/16/transportation-planning-board-supports-projects-that-promote-walkable-bikeable-and-transit-accessible-communities/
https://www.mwcog.org/newsroom/2018/05/16/transportation-planning-board-supports-projects-that-promote-walkable-bikeable-and-transit-accessible-communities/
https://www.mwcog.org/newsroom/2018/05/16/transportation-planning-board-supports-projects-that-promote-walkable-bikeable-and-transit-accessible-communities/


 

 
Page | 40                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

identity, a varied housing stock, a multimodal transportation 

network, and diverse, mixed-income communities.  

These downtowns are targeted to expand the County’s commercial 

tax base by attracting and retaining new employers and workers, 

leveraging private investment, and capitalizing on transit-oriented 

development opportunities.124 The new downtowns are Prince 

George's Plaza Metro, New Carrollton Metro, and Largo Town Center 

Metro.   

As these first three downtowns start to meet targeted housing and 

employment targets successfully, the County will target new, transit-

oriented downtowns to invest in. 

Plan 2035 also identifies Regional Transit Districts (RTD) that, when 

entirely built out, will become high-density, vibrant, and transit-rich, 

mixed-use areas envisioned to capture the majority of future 

residential and employment growth and development in the County. 

The RTDs are: Branch Avenue Metro, College Park/UM Metro/M 

Square Purple Line, Greenbelt Metro, Largo Town Center Metro, New 

Carrollton Metro, National Harbor, Prince George’s Plaza Metro, and 

Suitland Metro.  

Only National Harbor isn’t on a transit line, but it is also one of the 

most built out, downtown-like, environments in the County.125 

At the time Plan 2035 was published, the Purple Line was still three 

years away both from being approved and enjoying its ground-

breaking (November 2017). Because of the persistent and dedicated 

work of the Purple Line Corridor Coalition, there is now a signed 

compact in place that commits to four transit-oriented goals for the 

eleven Purple Line Stations: 

1. Diverse, locally established businesses prosper both during and 

after the construction period. 

2. Workers in the corridor grow in number, are well trained and are 

well matched with employers in skills and location. 

3. Housing opportunities are available for people of all income 

levels in communities throughout the corridor, especially current  

4. Vibrant and sustainable communities enhance health, culture, 

and a sense of place.126 

Over the next five years, the County is likely to make significant 

progress in putting downtowns and RTDs more fully into place. As of 

mid-2018, considerable development is occurring at the following 

Metro stations: College Park, Prince George's Plaza, New Carrollton, 

Largo Town Center, Branch Avenue, and Suitland. By 2022, eleven 

light-rail stations will open on the Purple Line. 

                                                           
124 Plan Prince George’s 2035, p. 23.  
125 Ibid, p. 123.  
126 Purple Line Corridor Coalition, “Pathways to Opportunity: Purple Line 

Corridor Action Plan,” Fall 2017, p. 5.  

Finally, after many years of lagging behind, the County has a transit-

oriented development strategy that will enable types of development 

it has never seen before and position it as a regional attractor for 

new development. 

It is clear that TOD needs to be central to the future economic and 

land use development in the county to ensure places are created that 

attract an educated workforce because they have intentionally been 

made distinctive, attractive, and amenity-rich.127   

In a subsequent section, “The Key Tenets of Equitable Development.” we 

will explore more fully how to develop TOD in ways that ensure greater 

equity, especially for neighborhoods and residents that most need it. 

 

Leadership for Industry Clusters and Innovation 

Corridors 

Various research papers argue that unless your county happens to be 

the next Silicon Valley (SF Bay Area) or Route 128 (around Boston), 

that innovation clusters require strong local leadership to thrive. The 

San Diego region, for example, found their success in the creation 

and development of more than 1,200 companies to become one of 

the top biotech clusters in the U.S. San Diego’s efforts required 

vigorous leadership from the state university’s chancellor, the head 

of the regional EDA, a renowned venture capitalist, and the CEO of a 

major Fortune 100.128  

In Toledo, it took the enduring collaboration between the University 

of Toledo and the State of Ohio to create a photovoltaics and clean-

energy cluster over twenty years, which continues to attract 

companies wanting to incubate around the infrastructure for this 

ecosystem that has been built up over time.  

These stories of leadership have played out all across the country, 

from the optoelectronics cluster in Boulder, spurred by the direction 

of the University of Colorado, the National Science Foundation, and 

local business leaders, to the Minneapolis medical devices cluster, 

sparked by the leadership of officials at the University of Minnesota. 

The development of innovation clusters often results from the 

strong, decisive action of local institutions and their leaders.129  

Having the right ingredients of talent, geographic differentiation, and 

innovation networks only take you so far. Local leadership is a critical 

element in the equation for long-term success. 

Wagner argues in her report, “Mayors and Innovation Districts,” the 

crucial role locally elected leaders must take.  

• Act as a champion both by being visible in the efforts to create 

an innovation district and by creating effective conditions for 

127 Iams and Kaplan, p. 5.  
128 Geography of Innovation, p. 17.  
129 The Geography of Innovation, Brookings, p. 17.  
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130 Julie Wagner, “Advancing a new wave of urban competitiveness: The role 

of mayors in the rise of innovation districts,” Brookings, June 2017, p. 48.  

development and offering a roadmap for growth. Yet, before 

becoming a vocal champion, the public leader must ensure the 

jurisdiction has done its homework – conducting an analysis to 

determine which assets to leverage, connecting with leaders 

from all the relevant sectors to build support, and be willing to 

invest time and resources to make the district successful. 

• Develop and follow a nimble plan that offers just enough 

specifics to engage the right players and to encourage those 

players to be both strategic and responsive to a potentially 

changing and evolving market. 

• Spur momentum by adhering to the “Lighter, Quicker, Cheaper” 

placemaking strategy. That is, to creatively pursue low-cost 

improvements to public spaces that can be done swiftly thereby 

demonstrating that small, simple activities can provide a 

pathway to more momentous change. 

• Ensure the districts develop in inclusive ways that encourage 

diversity, access to jobs, and fiscal stability. This means that the 

vision established should embrace equitable prosperity as a 

goal. Innovation districts can have a "multiplier effect" that leads 

not only to growth in firms and in jobs created but also in jobs 

for workers with a range of education and skill levels, even for 

those residents in lower-income neighborhoods with, initially, 

lower skill levels.130 

Finally, Katz and Wagner highlight five leadership strategies that 

practitioners from across a dozen innovation districts in seven U.S. 

cities and five European cities. These can be found in the adjacent 

box.  

 

21st Century Economic Development - No Return to the 

Status Quo 

Frequently, political pressure, both inside and outside of local 

government, can try to force a return to traditional economic 

development strategies which no longer work in any kind of 

sustainable way. 

Liu refers to several of these strategies as “transaction-oriented” that 

are usually done piecemeal and at best yield successes that are too 

short-term. These usually don’t add up to a cohesive, coherent 

strategy and stretch limited public resources “to support duplicative, 

uncoordinated, or small-scale strategies.” 131  

Further, local jurisdictional leaders in the traditional silos of economic 

development, transportation, workforce, and community 

development either don't perceive or don't act as if their tasks are 

131 Amy Liu, “Remaking Economic Development: The Markets and Civics of 

Continuous Growth and Prosperity,” Metropolitan Policy Program at 

Brookings, 2016, p. 18. 

Five Leadership Strategies for Clusters & Corridors 

 

• Build a collaborative leadership network. To bring innovation 

to a sufficient scale requires leaders from numerous 

institutions to urge sharing of ideas and resources across 

firms, universities, researchers, and support organizations. This 

wide-ranging cohort of leaders must work toward building a 

culture of trust foster and build up new networks, have a 

compelling picture of the district/space being created, and be 

ever-focused on innovation. 

• Create a vision based on distinctive economic strengths. This 

is required to attract and/or include major innovation anchor 

firms or institutions, which then attracts new researchers, 

entrepreneurs, workers, and students. The vision also enables 

the recreation of neighborhoods, public spaces, corridors that 

activate streets and ensure they are pedestrian friendly, 

exciting places.  

• Pursue talent and technology. Attracting and retaining talent 

is a core requirement for leadership at the District and the 

organizational levels. Growing this talent also means 

increasing the capacity of entrepreneurs and supporting start-

up companies and other companies looking to commercialize 

ideas. One practitioner interviewed by Katz and Wagner said: 

"It's all about programming: choreographing spontaneous 

opportunities for smart people to interact with each other." 

Regarding technology, the authors found that successful 

innovation districts shared highly expensive technologies 

through shared workspaces, laboratories, and technology 

centers and integrated technologies into public infrastructure 

to support an innovation platform.  

• Promote inclusive growth. This strategy mirrors the 

recommendations to the right for elected leaders. District 

leaders need to look for opportunities to revitalize 

neighborhoods, provide quality employment, and invest in 

poverty alleviation strategies, including giving low-income 

workers career paths toward more livable wages.  

• Ensure access to capital. Innovation district leaders must 

provide a roadmap to potential investors for broader private, 

civic, and public sector investment by making compelling 

cases for investment, creating special investment vehicles 

tailored to specific innovation activities, and producing an 

investment prospectus that targets discrete types of investors 

and a wide range of investment-oriented institutions. 

Source: Katz, Bruce and Wagner, Julie, “The Rise of Innovation 

Districts: A New Geography of Innovation in America,” Brookings 

Metropolitan Policy Program, 2014, pp. 14-21. 
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connected and integrated and thus fail to collaborate to deliver 

economic opportunities more effectively for the jurisdiction. 

Local economic development authorities may still look to rely on 

luring specific firms to the county or focus on attracting business 

sectors or industries that are beyond the County’s core strengths. Liu 

argues that “[i]n general, the attention paid to firm attraction far 

outweighs the small portion of jobs that result from such moves.”132 

Nor does using subsidies or tax incentives to attract malls, retail centers, 

sports venues, and convention centers generate the kind of long-term 

revenue that genuinely benefits a jurisdiction, takes money away from 

enhancing competitive advantage in an advanced industry, and overly 

generates jobs that fall in the lower-wage ranges.133 

Finally, Liu argues, unless there is a long-term, strategic reason (e.g., 

tax credits for brownfields remediation) to utilize more conventional 

economic development tools, they too often get used “in zero-sum 

competitions for retail sales and real estate development that deliver 

less than promised.”134 

 

Can We Integrate Equity with Economic Growth? 

Traditionally, counties have not seriously incorporated equity 

strategies into their strategic agendas for economic development 

and growth. Instead, these agendas have focused on attracting and 

growing businesses, building the capacity of specific sectors and/or 

cultivating new industries to pursue, and providing incentives 

favorable to a healthy business climate. These strategies obviously 

are all important as part of the game plan to pursue and sustain a 

healthy, local economy. But it is no longer enough. 

Fortunately, the focus in some important economic development 

circles has begun to shift in recent years, driven by the research and 

practice advanced by organizations like PolicyLink, The Brookings 

Institution, Living Cities, and The Urban Institute, to name a few.  

In their work, they point to the importance of equity-driven growth 

and prosperity models that put equity at the core of the local, 

economic conversation. 

This focus on equity, all but absent until recently, is more than welcome 

now. These organizations – and others like them – argue that traditional 

justifications of inequality being a necessary ingredient and outcome of 

economic growth is outdated and to succeed in the 21st century, more 

global, economy, we need "a new growth model that leverage's the 

nation's diversity as a competitive asset." 

 

 

                                                           
132 Liu, Remaking Economic Development, p. 18.  
133 Liu, p. 18.  
134 Liu, p. 19.  

________________________________________________________________________ 

Fortunately, the focus in some important economic 

development circles has begun to shift in recent years, 

driven by the research and practice advanced by 

organizations like PolicyLink, The Brookings Institution, 

Living Cities, and Urban Institute to name a few. 
______________________________________________________________________________________________________________ 

Growth, in itself (and contrary to prevailing opinion), “does not 

automatically benefit the poor or reduce economic disparities.”135  

We can just point to the period of economic expansion before the 

Great Recession when the racial income gap actually grew rather 

than contracted.   

The new equitable, economic focus – in places like Pittsburgh, 

Northeast Ohio, Minneapolis, King’s County, WA, among others – is 

to produce economic growth that is truly inclusive. Yet to do so 

requires including leaders beyond the private sector to jointly drive 

the creation of “the right framework of policies, investments, 

incentives, and strategies to guide that growth.”  

This inclusive, equity-and-prosperity focus is not a quick-fix 

approach. It runs counter to decades of theory and practice. Yet, 

because there are other communities on the leading edge of this 

approach, it points the way for counties like Prince George's on how 

to think about both what's unique to our own situation and what is 

working in jurisdictions that encounter the same set of complex 

socio-economic challenges as we do. 

We will explore these ideas further in the next chapter.  

 

See the summary of recommendations for this section starting on 

the next page.  

 

135 Sarah Treuhaft and David Madland, “Prosperity 2050: Is Equity the Superior 

Growth Model?” Center for American Progress · PolicyLink, April 2011, p. 8. 
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Summary of Recommendations: Key Elements for Local, 21st Century Economic Growth 

Embrace New Leadership & Collaboration Equity Opportunities 

Very broadly, to realize our vision of greater racial and economic equity in Prince George’s will require a different level and kind of leadership 

than we’ve seen before, within and across sectors. What does this mean?  

• The County Executive, County Council, and County agencies should commit to making equity central to its strategies, plans, and operations. 

It must foster new collaborations and participate differently in existing ones to help to enact integrated equity strategies in its economic 

development, community development, transit-oriented-development, and in the areas of education, health, environment, and justice.  

• The Executive’s office should contract with PolicyLink and the USC Program on Environmental and Regional Equity to create a 

comprehensive equity profile done on the County, as Fairfax County has done in Virginia). It should also become a member of the Local and 

Regional Government Alliance on Race and Equity (GARE), a national network of governments working to achieve racial equity and advance 

opportunities for all. Finally, it should consider seriously the creation of a Chief Equity Officer position in the County Executive’s office.  

• The key economic development organizations – especially the Economic Development Corporation (EDC), the Chamber of Commerce 

(Chamber), and the Business Roundtable – should focus on strategies that are intentionally more inclusive of communities, neighborhoods, 

small business owners, and residents that typically get left behind during robust economic growth and commercial and land development. 

Additional recommendations for these organizations can be found below.  

• Organizations and groups involved in community development should build upon their advocacy for more and better jobs, housing, 

amenities, and transportation access to also focus on strategies that embrace and enhance the growth of the economy in strategic and 

targeted ways that leverage the County’s strengths and assets while being fully inclusive of communities and residents that most often get 

left behind.  

• Key government, private sector, and community development sector organizations – should collaborate to develop far-reaching strategies 

that embrace both inclusive economic prosperity and more equitable development. In particular, they should create a county-wide Alliance 

for Equitable Prosperity and Development (All4Equity) to develop a joint agenda on both growth and opportunity.”   

Expand the Focus of Economic Development Organizations (EDOs) & Chambers of Commerce 

1. Economic development organizations (EDOs) in the County should foster inclusive growth and leverage more effective economic 

development, invest in competitiveness drivers (innovation, skills, traded-sector assets) while simultaneously finding ways to extend job 

opportunities to more of the County’s population. 

2. The County’s economic development organizations (EDC, Chamber, Roundtable) should collaborate together and with community 

development stakeholders –- to find common ground and common strategies to pursue that can make the local economy, over time, more 

inclusive – and more prosperous. 

3. All three organizations should plan to become even more significant players in the County’s ongoing conversation and 

implementation of equity-focused strategies and outcomes.   

a. The national Association of Chamber of Commerce Executives recommends that chambers and roundtables need to lead in the 

development and support of a diverse workforce. 

b. The EDC should expand its role (like its sister organizations have in Indianapolis, Nashville, San Diego) to determine what actions it 

must take to create more inclusive economic outcomes in the County. 

c. The County’s EDC, Chamber, and Business Roundtable should study models of successful workforce intermediaries and determine, in 

partnership with relevant industry partners, where intermediaries are most needed in the County’s industry clusters.  
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Build a County-wide Innovation Ecosystem 

To build a far more robust innovation ecosystem:  

• Jointly Invest in Innovation. County government, University of Maryland-College Park/Bowie State University/UMUC, and industry should work 

together to invest in a wide range of innovations especially by leveraging applied research.  

• Fund Incubators & Accelerators. Key stakeholders should create incubators and accelerators to expedite innovation by supporting innovators 

with needed resources and mentorship. 

• Foster an Entrepreneurship Ecosystem. Economic development stakeholders should invest in mini-MBA trainings, providing well-formed 

entrepreneurship frameworks and approaches, offering a diverse mentoring pool, guiding the development of business plans, and helping to 

attract funding and investment and access to resources.  

• Ensure Inclusion. Innovation policies should be developed that embrace social inclusion (especially groups typically excluded in innovation 

activities), territorial inclusion (especially residents & organizations from disadvantaged neighborhoods), and industrial inclusion (helping to 

foster innovation with existing firms and start-ups from industries not typically associated with innovation or for companies and organizations 

without the necessary skills and training to develop innovation).  

• Realign the K-12 Curriculum. This directly involves PGCPS to integrate 21st century skills into the K-12 curriculum (especially middle and high 

school) so the current and next generations of young people are far more prepared for the 21st century workforce.  

Strengthen the Leadership of Innovation Districts 

Katz and Wagner propose five leadership strategies for innovation districts that are well aligned for the County’s aspirations to pursue further 

development of its innovation corridor.  

1. Build a collaborative leadership network. To bring innovation to a sufficient scale requires leaders from numerous institutions to share of ideas 

and resources across firms, researchers, universities, and support organizations. This wide-ranging cohort of leaders must create a culture of 

trust to foster and build up new networks, have a compelling picture of the district/space being created, and be ever-focused on developing 

new innovations. This network needs to (see #2) …  

2. Create a vision based on distinctive economic strengths. This is required to attract and/or include major innovation anchor firms or 

institutions, which then can attract new researchers, entrepreneurs, workers, and students. The vision should also enable the recreation of 

neighborhoods, public spaces, corridors that activate streets and ensure they are pedestrian friendly, exciting places. These distinctive 

strengths mean leaders have to (see #3) …  

3. Pursue talent and technology. Attracting and retaining talent is a core requirement for leadership at the innovation district and the 

organizational levels. Growing this talent also means growing the capacity of entrepreneurs and supporting start-up companies and other 

companies looking to commercialize ideas. This also includes creating environments in which highly skilled people regularly interact with one 

another. Leaders across organizations should collaborate on use of expensive technologies through shared workspaces, laboratories, and 

technology centers and integrated information technologies into public infrastructure to support more effectively an innovation platform. It’s 

also essential to (see #4) 

4. Promote inclusive growth. Innovation leaders need to look for opportunities to revitalize neighborhoods, provide quality employment, and 

invest in poverty alleviation strategies, including giving low-income workers career paths toward more livable wages. Finally, it must (see #5) …  

5. Ensure access to capital. Innovation district leaders must provide a roadmap to potential investors for broader private, civic, and public sector 

investment1 by making compelling cases for investment, creating special investment vehicles tailored to specific innovation activities – and 

producing an investment prospectus that targets discrete types of investors and a wide range of investment-oriented institutions. 
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Advance Industry Clusters 

• Grow the Health Care and Life Sciences Cluster around UMCRH: The County government should continue to engage the new University of 

Maryland Regional Health – fully operational by early 2021 - as a full and lead partner in the healthcare and life sciences cluster in the 

county. Ensure inclusion in this growing cluster key life sciences departments and research being undertaken by departments at the 

University of Maryland-College Park.  

o Procurement Agreements Re: Local Businesses: Make it a high priority to strike an agreement between UMRMC and the County that 

high priority will be given for procurement of a wide range of goods and services with local minority-owned and woman-owned 

business enterprises in the County.  

• Prioritize the Buildout of M-Square. Continue to build it out as a mixed use, transit-oriented development that can house public agencies 

and private firms with a strong R&D and innovation orientation focused on the most relevant industry clusters.  

o Information Technology Focus. Continue to focus on creating an ecosystem of Information Communications and Electronics firms in 

the Greenbelt area and in the core innovation districts/corridor. 

• Leverage Relationships with Federal Labs. The EDC and County Executive should further leverage its relationships with federal research labs 

and other federal facilities in the County to attract private sector firms linked to the core business of those facilities, particularly those firms 

that have business or are targeting business with the Army Research Lab, the Beltsville Agricultural Research Center (BARC), and other 

County-based research labs.  

o Strengthen Partnerships with Federal Agencies: County EDC should also develop stronger partnerships with Joint Base Andrews, NASA, 

NOAA, and NSA/Fort Meade and firms actively or potentially involved in military and space programs to drive significant growth. 

o Pursue New Federal Facilities. The County should continue to aggressively pursue new federal installations that possess genuine 

cluster-building and cluster-enhancing capacity. 

• Grow and incentivize the 4 Industry Clusters. All of the key stakeholders in the County should put more muscle and investment in the four 

top industry clusters. Prioritize County incentives to all four clusters.  

o Attract Emerging Technology Companies. Finance approaches to attract high-potential, emerging technology and management 

consulting companies and support growth in existing IT and consulting firms to build a stronger presence and become more 

competitive for federal sector and commercial business to enable the cluster to become more established and sustainable. 

o Fund Talent Bridge Internship Programs. Assist small businesses with a funded internship and fellowship program for college students 

linked to the County’s small and medium sized businesses and create a talent “bridge” between small businesses and students, with 

the downstream objective of creating jobs. The program can enhance industry and university collaboration and help strengthen our 

workforce and retain talent in the County. 

o Cultivate and develop more commercial and high-tech firms located in the county. 

• Clusters and TOD. Attract new firms to Metro stations and use incentives appropriately to leverage inclusive, transit-oriented development 

Grow the County’s Manufacturing Industry Cluster 

Although manufacturing is a relatively small sector in the County, it has grown over the years and is likely to continue to grow. We offer six 

recommendations from the Equitable Innovation Economies initiative from PolicyLink to consider for continuing to grow this sector in an 

equitable way going forward. Several of these strategies echo recommendations made elsewhere.   

(1) support entrepreneurs of color in manufacturing and innovation;  

(2) preserve and invest in industrial land and stable, affordable housing simultaneously;  

(3) invest in job training into skilled manufacturing jobs for residents with barriers to employment;  

(4) prioritize the creation of jobs that pay a living wage;  

(5) strengthen the manufacturing base through technology transfer partnerships (with universities, R&D firms, etc.); and,  

(6) deepen partnerships and expand networks into low-income communities of color.  

 

 



 

 
Page | 46                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  



 

 
Page | 47                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

  

Chapter Summary: The Path to Equitable Prosperity for Prince George’s 

This chapter looks at frameworks and policies for equity that Prince George’s should pursue to ensure we include all residents 

and all communities in the County on the path to new economic growth, commercial development, and greater prosperity. 

• A History of Inequity: Dealing with inequity today is complex, wrapped in a history of deep, structural racism and an 

economic system that has always sorted society into haves and have-nots. 

• Less Segregated and More Equal Jurisdictions Perform Better: Nationally and internationally, jurisdictions with the highest 

inequality have the lowest median income. Income growth is associated with more educated populations and innovation, 

higher shares of STEM degrees, less racial segregation, and lower poverty. (Treuhaft & Madland; Easterly; Pacetti) 

• Equity is now an Economic Imperative: The groups that have long been left behind (communities of color) will become 

America’s majority population in less than 30 years. Equity – just and fair inclusion in a society in which all can participate 

and prosper – has become more than a moral issue. It is now an economic imperative. 

High Priority Recommendations 

• Create a cross-sector, equity and prosperity coalition dedicated to advancing racial equity and equitable development and 

to changing public policy and local systems through a results-based accountability framework.  

• Prioritize UMCP and UMCRH Anchor Partnerships. The County Executive & EDC should cultivate comprehensive anchor 

partnerships with UMCP and UMCRH that expand beyond bolstering industry clusters and creating and enhancing 

innovation districts (which is critical) to include the following roles: community infrastructure builder; workforce developer; 

employer of local residents, especially residents of color; purchaser; real estate developer; provider of tailored products and 

services to serve the community (see diagram on p. 36). 

• Partner with All Higher Education Institutions: Partner with PGCC, Bowie State, UMUC, and others to strengthen and 

streamline their program and degree offerings to align with the areas of job growth in the County and region, particularly in 

the four, core industry clusters. 

• Scale Up Programs to Support New Entrepreneurs. The EDC, Chamber, and other key stakeholders should develop and 

expand programs that support new entrepreneurs, particularly people of color and low-income people, and to support the 

growth of existing small business to help them link to larger-scale opportunities and larger markets while also generating 

more jobs for the people who need them the most.  

• Develop and Expand Incubator and Accelerator Initiatives. The EDC, Chamber, and other key stakeholders should develop 

multiple entrepreneurial hubs and initiatives to help incubate new businesses (especially entrepreneurs from lower-income 

communities) and help accelerate the growth of new and younger businesses. 

• Help Entrepreneurs Find Mentoring/Training and Access to Capital. County government and other key stakeholders should 

develop initiatives to link budding entrepreneurs of color with business mentorships that help them learn the ropes, 

including connecting them to SCORE, a premier source of free and confidential small business advice. They should also 

focus on helping these entrepreneurs find and attract capital stacks, as entrepreneurs of color continue to experience 

greater challenges in access to capital.  

• Bolster Industry Sector Partnerships on Workforce Development. The EDC and Chamber should identify organizations within 

the four industry clusters to lead the workforce development in their industries by bringing together industry-specific groups of 

employers, training and education providers, and community organizations that keep the industry strong, while providing 

good jobs - with advancement opportunities - for workers, particularly those with lower-incomes.  

• Leverage Public Infrastructure Projects. The County Executive and County Council should leverage public infrastructure 

projects to create hiring provisions and community workforce agreements that link unemployed and low-income workers to 

good jobs and potentially, longer-term careers, while also enabling local and minority-owned firms to win infrastructure-

related contracts and incentivize or require contractors to buy their supplies locally.  
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_________________________________________________ 

 

 

Equity—just and fair inclusion in a society in which all can 

participate and prosper—has become more than a moral issue. 

It is now an economic imperative.  

 

- Angela Glover Blackwell, PolicyLink 

 

 

_________________________________________________ 

 

 

The goal of local economic development is not just to increase 

the productivity of firms but to raise the standard of living for 

all and foster growth that is enduring and shared. 

 

- Amy Liu, The Brookings Institution 

 

__________________________________________________ 
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ow that we have reviewed the industry clusters, anchor 

institutions, and innovation corridors that will potentially 

drive our economic growth, we can now look at how equity 

should integrate into all of these elements – and beyond. 

A casual observer might think that with unemployment at near-

record lows – including for African-Americans – and with the 

economy in its tenth consecutive year of growth nationally, that an 

appeal to address core inequities is out of place and time. It is 

neither. 

In some cases, economic inequities are as wide and deep as they 

have been in nearly 100 years. Racial inequity, despite the progress 

made since the Civil Rights Act, the Fair Housing Act, and other 

precedent-breaking legislation from a half-century ago persists today, 

especially in neighborhoods and communities that have either 

remained segregated or become re-segregated in recent decades – 

here and elsewhere.  

As we write this paper, the government of our closest neighbor, the 

District of Columbia, is facing a $1 billion lawsuit. The suit alleges that 

city officials have discriminated against poor and working-class 

African-American residents over the past two decades by crafting 

                                                           
136 Paul Schwartzman, “Lawsuit: D.C. policies to attract affluent millennials 

discriminated against blacks,” Washington Post, 

https://www.washingtonpost.com/local/dc-politics/lawsuit-dc-policies-to-

policies to promote the District as a mecca for young, affluent 

professionals (with low percentages being black or brown) that has 

led to an even greater intensification of income and wealth disparities 

between whites and blacks.136 

Dealing with inequity today is complex, wrapped in a history of deep, 

structural racism and an economic system that has always sorted 

society into haves and have-nots. There are promising new 

frameworks emerging and cities and counties experimenting with 

policies and initiatives around the U.S. that make us hopeful that 

Prince George's can forge a new 

path based on the progress in 

places like Pittsburgh, Nashville, 

and Kings County, Washington. 

This section will explore and articulate the frameworks, principles, 

policies, and approaches that Prince George’s should consider in the 

decade ahead to ensure that we include all residents and all 

communities in the County and help them to succeed as the entire 

County experiences new growth, development, and prosperity. 

 

attract-affluent-millennials-discriminated-against-

blacks/2018/05/24/3549f7fe-5a1e-11e8-858f-

12becb4d6067_story.html?utm_term=.9970038ec03c, May 25, 2018.  

N 

https://www.washingtonpost.com/local/dc-politics/lawsuit-dc-policies-to-attract-affluent-millennials-discriminated-against-blacks/2018/05/24/3549f7fe-5a1e-11e8-858f-12becb4d6067_story.html?utm_term=.9970038ec03c
https://www.washingtonpost.com/local/dc-politics/lawsuit-dc-policies-to-attract-affluent-millennials-discriminated-against-blacks/2018/05/24/3549f7fe-5a1e-11e8-858f-12becb4d6067_story.html?utm_term=.9970038ec03c
https://www.washingtonpost.com/local/dc-politics/lawsuit-dc-policies-to-attract-affluent-millennials-discriminated-against-blacks/2018/05/24/3549f7fe-5a1e-11e8-858f-12becb4d6067_story.html?utm_term=.9970038ec03c
https://www.washingtonpost.com/local/dc-politics/lawsuit-dc-policies-to-attract-affluent-millennials-discriminated-against-blacks/2018/05/24/3549f7fe-5a1e-11e8-858f-12becb4d6067_story.html?utm_term=.9970038ec03c
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Why Integrating Equity into Prosperity Matters 

Some scholars have shown that integrating equity into prosperity 

strategies is not only a fair and just strategy to undertake but a viable, 

even necessary, commitment. Truehaft and Madland recount research 

that analyzed the growth of 74 U.S. metropolitan regions in the 

1980s, and “found that greater equality within regions (measured by 

poverty reductions in central cities) corresponds with stronger 

regional economic growth (measured by growth in per capita 

income).”137  

William Easterly, a professor at NYU, analyzed data over three 

decades from more than 100 countries and found that societies “that 

are not economically polarized have higher levels of growth because 

they have better institutions and higher levels of human capital 

accumulation.”138 (emphasis added) 

________________________________________________________________________ 

Greater equality within regions (measured by poverty 

reductions in central cities) corresponds with stronger 

regional economic growth (measured by growth in per 

capita income.) 

______________________________________________________________________________________________________________ 

Although the evidence cannot yet be considered definitive, Emily Garr 

Pacetti writes in Growth and Opportunity that recent studies looking at 

the relationships between growth and equity at the local level “point to 

the long-term advantages of more equitable growth strategies.”139 

Pacetti says that the stagnation of middle and lower incomes and 

increases in income inequality since the 1980s has severely limited 

economic mobility for much of the U.S. population.140 She also contends 

that jurisdictions in the U.S. with the highest inequality also have the 

                                                           
137 Sarah Treuhaft and David Madland, “Prosperity 2050: Is Equity the Superior 

Growth Model?” Center for American Progress and PolicyLink, April 2011, p. 8. 
138 Ibid.  

lowest median income (see table in the previous column). Pacetti finds 

that income growth is associated with “more educated populations and 

innovation, higher shares of STEM degrees, less racial segregation and 

lower poverty,”141 where the ability of working-age individuals to 

contribute to and benefit from that growth. 

To seriously bridge the income gaps that mostly occur by race, multiple 

policy fixes will be required. Treuhaft, Scoggins, and Tran stress that 

“[h]igher levels of joblessness and lower wages among people of color 

have multiple roots. Lack of access to high-quality education at all levels,  

 

139 Emily Garr Pacetti, “Growth and Opportunity: A framework for stronger, 

more equitable local and regional economies,” The Fund for Our Economic 

Future,” May 2014, p. 2. 
140 Pacetti, p. 3.  
141 Ibid, p. 6.  

New Economic Realities 

 

• Reducing inequality is good for growth, recent research shows that 

greater economic inclusion leads to more robust growth. Moreover, 

according to a recent W.K. Kellogg Foundation report, "[r]aising the 

average earnings of people of color to match those of Whites by 

closing gaps in health, education, and opportunity would generate 

an additional $1 trillion in earnings, a 15% gain … [these gains] will 

come from the economic growth that a more productive workforce 

brings to meet growing global demand and the growth that families 

of color themselves support with greater spending power and more 

financial security."1 

• Diversity is an economic asset, by providing more diverse 

perspectives inside companies, non-profits, and agencies to solve 

problems, foster innovation, and create new markets by developing 

new enterprises and new customer bases for existing businesses. 

Major companies have found that “[t]he relationship between 

diversity and business performance persists. The statistically 

significant correlation between a more diverse leadership team and 

financial outperformance demonstrated three years ago continues to 

hold true on an updated, enlarged, and global data set.”1 (emphasis 

added) 

• Building a skilled workforce is critical to securing our economic 

future, but nationally we’re not preparing people for these jobs. 

Whereas 45% of all jobs in 2018 require at least an associate’s 

degree, only 27% of African-Americans, 26% of U.S. born Latinos, 

and 14% of Latino immigrants meet these criteria.  

Source: Treuhaft, Sarah, Blackwell, Angela Glover & Pastor, 

Manuel, “America’s Tomorrow: Equity is the Superior Growth 

Model,” PolicyLink · PERE, 2011, p. 5. 
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from PreK to college, accounts for a large portion of differences in 

employment and income by race but does not fully explain the gap.  

“Broader economic trends—a dearth of job opportunities overall, fewer 

“middle-skill” jobs that offer pathways to good careers for people 

without four-year college degrees, and stagnant and declining wages in 

the growing low-wage sector where people of color are 

overrepresented—play a role. Racial discrimination in hiring, promotions, 

and wages, and barriers to employment related to immigration status, 

criminal records, and lack of reliable transportation factor in as well.”142 

(emphases added) 

A 2011 PolicyLink report contends that the best way to reduce inequality, 

grow the middle class and ensure tomorrow’s economy has youth and 

workers who can perform skilled work – while also becoming the next 

generation of innovators143 – that local decision-makers must come to 

realize some important new economic realities (see box below): 

Angela Glover Blackwell, one of the prominent, national, leaders of 

the equity movement, reminds us that “[b]y the middle of this 

century, the very same groups who have long been left behind will 

become America’s majority population. By the end of this decade, 

most youth will be people of color. These shifts already have occurred 

in California, Texas, New Mexico, and in metropolitan regions across 

the country. Equity—just and fair inclusion in a society in which all 

can participate and prosper—has become more than a moral issue. It 

is now an economic imperative.”144 (emphases added) 

________________________________________________________________________ 

Equity—just and fair inclusion in a society in which all 

can participate and prosper—has become more than a 

moral issue. It is now an economic imperative. 
_____________________________________________________________________________________________________________ 

 

All-In Cities Framework 

The first framework we want to highlight comes from PolicyLink, a 

national research and action institute whose mission is to “advance 

racial and economic equity by Lifting Up What Works®.” 145 PolicyLink 

defines equity similarly to what we shared in the opening section: “as 

just and fair inclusion into a society in which all, including all racial 

and ethnic groups, can participate, prosper, and reach their full 

potential.”146 Among PolicyLink’s many initiatives, all relevant to 

Prince George’s, one stands out: All-In Cities. 

                                                           
142 Sarah Treuhaft, Justin Scoggins, and Jennifer Tran, “The Equity Solution: Racial 

Inclusion is Key to Growing a Strong New Economy,” Policy Link · PERE, October 22, 

2014, p. 9.  
143 Sarah Treuhaft, Angela Glover Blackwell, and Manuel Pastor, “America’s 

Tomorrow: Equity is the Superior Growth Model,” PolicyLink · PERE, 2011, p. 5. 

All-In Cities posits that “[b]y embracing equity as a core operating 

principle and implementing policies and strategies to ensure that 

low-income people and communities of color can reach their full 

potential, cities can forge new models of equitable growth.”147 

The policy agenda for All-In Cities proposes eight policy goals that 

seek to counteract the barriers and systemic exclusions that prevent 

people from reaching their potential. We highlight the first three here 

tied directly to economic opportunity.  

1. Grow good, accessible jobs that provide pathways to the middle 

class. 

What this means: Many workers of color and other lower-income 

workers live in poor neighborhoods isolated from central economic 

activities. They need good, accessible, safe, family-friendly jobs that 

pay enough to support their families and allow for health care and 

family savings. Cities and counties need to use several tools to 

address this, including small business development, procurement, 

contracting, and wage standards to grow these living-wage jobs. 

2. Increase the economic security and mobility of vulnerable families 

and workers. 

What this means: For workers, this means making enough in income 

to cover basic needs and to be able to save enough to be resilient 

during down economic times. Lower-income neighborhoods can 

thrive when residents have sufficient incomes to buy goods and 

services locally and purchase homes in their neighborhoods. Rising 

costs of living squeeze low-Income families of color 

disproportionately even when they are employed. Counties like Prince 

George's can reduce these types of insecurity by connecting residents 

with living-wage jobs and opportunities, so they generate savings, 

and ultimately, wealth. To do so, however, counties must remove 

discriminatory barriers to employment and protect them from 

practices like predatory lending.   

3. Cultivate homegrown talent through a strong cradle-to-career 

pipeline. 

What this means: Urban public-school systems, as a general rule, 

have not and do not adequately equip youth of color with the skills to 

excel in the modern workforce. Inadequate preparation is especially 

problematic when so many jobs now require at least an associate's 

degree and not enough Black and Latino workers are prepared, 

nationally, for those jobs. Those who are building inclusive strategies 

should develop homegrown talent to meet employer needs for skilled 

workers.   

144 Angela Glover Blackwell, “America’s Tomorrow: 

Race, Place, and the Equity,” a chapter in Investing What Works for America’s 

Communities, Federal Reserve Bank of San Francisco, 2012, pp. 133-134.  
145 http://www.policylink.org/about-us/mission-statement  
146 Ibid.  
147 http://www.policylink.org/our-work/economy/all-in-cities.  

http://www.policylink.org/about-us/mission-statement
http://www.policylink.org/our-work/economy/all-in-cities
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Key strategies to implement this framework locally include providing 

universal pre-school especially for working-class families, County 

investments in cradle-to-career initiatives in disadvantaged 

communities, school systems eliminating zero-tolerance discipline 

policies, and public and private workforce development programs 

that target unemployed and underemployed workers aligned with the 

21st-century economy.148 

Pittsburgh is one of several cities that has built a cross-sector, multi-

stakeholder, city-wide initiative to implement the All-In Cities 

framework. See the box above. 

 

Growth and Opportunity Framework – Northeast Ohio 

The Fund for Our Economic Future in Northeast Ohio (The Fund) has 

developed a second framework worth investigating: The Growth and 

Opportunity Framework (see below). This framework requires 

extensive and ongoing collaboration among stakeholders working in 

the areas of (a) job creation, (b) job preparation, and (c) job access.  

                                                           
148 The summary of these policies is excerpted and paraphrased from Sarah 

Truehaft, “All-In Cities: Building an Equitable Economy from the Ground Up,” 

PolicyLink, 2016, pp. 8-19.  
149 These descriptions of job creation, preparation, and access are excerpted 

from Mark Schweitzer, Kyle Fee, April Miller Boise, Jill Rizika, and Jason 

Job creation focuses on companies, organizers, and entrepreneurs 

creating quality jobs aligned with the skill base of residents that 

has positive, long-term impacts on the community. It includes 

"skilling up" residents who are unemployed or underemployed as 

one of the ways of meeting changing market demands. This focus 

on job creation is comparable to growing good, accessible jobs in 

the All-In-Cities framework.  

Job preparation concentrates on the development and 

deployment of a coherent workforce development system (unlike 

the typical, highly fragmented systems in most communities). The 

model focuses on finding sector-based solutions, responsive to 

market and employer needs, where workforce programs prepare 

and place residents in available and higher skilled jobs. The focus 

on job preparation in this framework is similar to the All-In-Cities 

emphasis on increasing economic security of vulnerable families. 

 Job access is about providing low-income residents the ability to 

live near and have easy access to transportation to jobs, 

education, and training. Access also involves bolstering the career-

oriented networks for those same residents.149 [We discuss the 

importance of accessible transit further in a later section on 

equitable development.]  

To successfully carry out this framework, counties need to 

approach job creation, preparation, and access in a 

comprehensive yet targeted way by making a substantial 

investment in business development, early childhood education, 

and public transit through meticulous planning and collaborative 

leadership.150 

 

Poorly performing school systems in many urban areas, though, 

present a central challenge to these kinds of public investments 

because these school systems don't prepare students well to 

Segedy, “Growth and Opportunity: Connecting people & communities to 

economic opportunity – A Call to Action,” Fund for Our Economic Future, 

December 2014, pp. 8-9.  
150 Ibid, p. 9.  

Applying All-In-Cities in Pittsburgh 

All-In-Pittsburgh is applying the All-In Cities framework to its 

local, equitable development agenda. Here is their five-point 

agenda: 
 

▪ Raise the bar for new development – growth must happen in a 

way that benefits and does not displace longtime lower-income 

residents and neighborhood entrepreneurs. 

▪ Expand employment and ownership opportunities – connecting 

lower-wealth residents to good, family-sustaining jobs and 

asset-building opportunities are critical to ensuring they 

participate in and contribute to the region's resurgence.   

▪ Make all neighborhoods healthy communities of opportunity – 

the region needs a comprehensive strategy to increase housing 

affordability and stability and to unlock opportunity in its 

highest poverty neighborhoods. 

▪ Embed racial equity throughout Pittsburgh’s institutions and 

businesses – to eliminate vast racial inequities and uproot bias, 

the region's institutions, organizations, and companies need to 

adopt racial equity-focused approaches.  

▪ Build community power, voice, and capacity – high-capacity 

community-rooted organizations and multiracial, multisector 

coalitions are essential to advancing equitable development 

policies and practices over the long-term.  
 

Source: http://www.allinpgh.org/our-goals/  

Source: Growth & Opportunity, The Fund for Our Economic Future, May 2014, p. 8. 

http://www.allinpgh.org/our-goals/
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compete in today's economy. Race and class play a significant role in 

opportunity and success in these systems, just as they do in Prince 

George’s.   

Recent datasets show that whereas 47% of Asian and 33% of White 

students have achieved proficiency in math by the time of high 

school graduation, only 12% of Hispanic and 7% of Black students do. 

Further, 8th graders with top test scores living in high-income 

neighborhoods have a 74% likelihood of earning a bachelor's degree 

while only 29% of 8th graders living in low-income neighborhoods 

do.151 We see similar results in the County’s public schools.  

Until we change these results, this challenge will remain a steep, uphill 

battle in the County and in other comparable cities and jurisdictions. 

________________________________________________________________________ 

Educational Disparities by Neighborhood 

8th graders with top test scores living in high income 

neighborhoods have a 74% likelihood of earning a 

bachelor’s degree while only 29% of 8th graders living in 

low income neighborhoods do. 

_____________________________________________________________________________________________________________ 

Another challenge that bedevils communities is inequality of 

opportunity for invention and innovation. “[S]ocioeconomic status 

and social exposure to invention increases the chances that children 

will invent later in life. Overall, children who are white, rich, male, and 

exposed to invention early in life are much more likely to invent than 

children who are non-white, poor, female, and socially and 

geographically isolated from innovation.  

A recent study led by Alex Bell and Raj Chetty found that among 

children with elite math abilities, those from families in the top 20 

percent of the income distribution are twice as likely to file a patent 

later in life as those from the bottom 80 percent.”152 

This disparity means that in diverse metropolitan areas our current 

educational and workforce development systems limit the supply of 

potential innovators, and thus hold back the potential for higher 

productivity growth.153 

 

The Equitable Innovation Economies (EIE) Initiative 

The Urban Manufacturing Alliance, PolicyLink, and the Pratt Center 

for Community Development launched the Equitable Innovation 

                                                           
151 Parilla, pp. 13-14.  
152 Ibid, p. 16.  
153 Ibid. 
154 Tanu Kumar, Annie Levers, Chris Schildt, and Alexis Stephens, “Prototyping 

Equity: Local Strategies for a More Inclusive Innovation Economy,” Pratt Center 

for Community Development, 2016, p. 2.  

Economies (EIE) Initiative in 2014 to find new ways to “embed equity 

and inclusion throughout their support for job creation and industrial 

growth.”154 They piloted in Indianapolis, New York City, Portland, and 

San Jose to identify core objectives, hone approaches, and track 

results. EIE is a third framework worth exploring.  

The initiative has found that where innovation is robust, success fails 

to reach low-income communities or communities of color; top 

earners in those places typically see their incomes rise significantly 

while low and middle wage workers see their incomes stagnate. This 

is happening while manufacturing itself is being transformed by 

innovation, where firms need to be nimbler (and typically smaller), 

better networked, and more entrepreneurial, and capitalize on 

technologies like 3-D printing or the maker movement (i.e., 

independent inventors, designers and tinkerers) to become niche 

manufacturers.155 

Why is manufacturing still essential to the local and national 

economy? Primarily, because it still provides middle-wage jobs; yet, 

increasingly with new, advanced manufacturing, the jobs involve 

more technical sophistication and frequently require technical 

degrees, which are generally out of reach of lower-income residents 

and communities. 

How does the initiative propose that cities and counties pursue an 

innovation-based, equity-driven economy vis-a-vis manufacturing? In 

four, connected ways: 

1. Identify win-win strategies that maximize both job creation and 

job opportunities for residents 

2. Focus economic development resources on low-income families 

and communities that have been left behind to produce the 

highest returns on these investments.  

3. Assess equity impacts at every stage of the policy process, by 

asking who will pay, who will benefit, who will decide?  

4. Ensure the community is genuinely involved through their voices 

and leadership in decision-making.156   

As Kumar and his co-authors argue, economic inclusion “will require 

an intentional focus on overcoming structural racism and institutional 

barriers that have excluded man low-income communities and 

people of color from the wealth and benefits of this emerging 

economic driver.”157 

155 Kumar, et al, p. 4. 
156 Kumar, et al., p. 6.   
157 Ibid.  
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To achieve more equity regarding innovation in the four cities, EIE 

leaders have identified six promising strategies to invest in (several 

which reiterate strategies highlighted previously):  

(1) Support entrepreneurs of color in manufacturing and innovation;  

(2) Preserve and invest in industrial land and stable, affordable 

housing simultaneously;  

(3) Invest in job training into skilled manufacturing jobs for residents 

with barriers to employment;  

(4) Prioritize the creation of jobs that pay a living wage;  

(5) Strengthen the manufacturing base through technology transfer 

partnerships (with universities, R&D firms, and so on); and,  

(6) Deepen partnerships and expand networks into low-income 

communities of color. 158  

 

Remaking Economic Development: “The Markets” and 

“The Civics” 

                                                           
158 Kumar, p. 10.  
159 Liu, Remaking Economic Development, 2016, p. 2.  

The fourth and final framework we explore comes from an influential 

2016 report from the Brookings Metropolitan Policy Program, 

“Remaking Economic Development.” Amy Liu argues that the goal of 

local economic development is not just to increase the productivity of 

firms but to raise the standard of living for all and foster growth that 

is enduring and shared.  

Liu contends that economic development should focus on market 

foundations of a local economy - building robust ecosystems for core 

industry clusters, improving company and workforce productivity, and 

enabling effective trade. She calls this “the markets.”  

At the same time, she says, local economic developers must engage 

stakeholders and partners that are inclusive in pursuit of long-term 

goals. She calls this “the civics.”159 

To get “the civics” right Liu says, it is important for cities and counties 

to intentionally “create and sustain a portfolio of mutually reinforcing 

initiatives that enhance the productivity of firms and workers and put 

a region on a path to improving growth, prosperity, and inclusion.”160 

To get “the civics” right, Liu says, jurisdictions should “create high-

level steering committees composed of corporate, political, and 

philanthropic leaders, joined with broadly representative community 

partners, [because they] are better positioned to succeed—and to 

survive inevitable transitions in leadership. Without visible champions, 

such as prominent co-chairs, to reinforce the sense of urgency and 

centrality, even well-designed plans can founder or get lost amid 

other initiatives.161 

________________________________________________________________________ 

Economic developers should focus on market 

foundations of a local economy - building strong 

ecosystems for core industry clusters, improving 

company and workforce productivity, and enabling 

effective trade (“the markets”). At the same time, these 

developers must engage stakeholders and partners in 

ways that are inclusive in pursuit of long-term goals (“the 

civics”). 
_____________________________________________________________________________________________________________ 

SOLUTION: Workforce Intermediaries  

In one of the few book-length studies on inclusive prosperity, Just 

Growth, Benner and Pastor make a case for "a new economic 

paradigm, one in which the promotion of social equity is not simply 

160 Liu, 2016, p. 15.  
161 Liu, 2016, p. 15.  

Equity-Driven Growth: EIE- New York City 

 

“In New York City, the Brooklyn Navy Yard has been 

transformed into a hotbed for urban manufacturing, offering 

affordable industrial space for local makers and 

manufacturers. They’ve recently launched New Lab, an 84,000 

square foot advanced manufacturing hub that will house 

engineers, designers, and entrepreneurs developing products 

in robotics, connected devices, and other emerging fields.  

 

The Brooklyn Navy Yard creates pathways to jobs through 

partnerships with nearby public housing projects, local 

community organizations, and workforce agencies. 

 

The Navy Yard today is home to over 300 businesses 

employing more than 7,000 people. Their programming 

includes an on-site recruitment and placement center 

and a growing internship program. They are targeting 

tenants who commit to hire through the workforce center 

and adhere to certain job quality standards.” 

 

(Source: Kumar, et al., "Prototyping Equity: Local Strategies 

for a More Inclusive Innovation Economy," Pratt Center for 

Community Development, 2016, p. 8.) 
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seen as a beneficial social goal but an important component of 

economic development policy and practice."162  

They highlight the success of workforce intermediaries in several 

communities who help "link both sides of the labor market by 

looking to meet the needs of both employers and job seekers"163 

(emphasis added) These intermediaries go beyond traditional job 

matching by integrating funding streams for these services and 

generating ideas and innovations about how firms, workers, and the 

communities in which they live can prosper.  

Examples of such intermediaries include the Industry Intermediary 

Consortium at the Colorado Workforce Development Council, 

SkillWorks: Partners for a Productive Workforce, and The Wisconsin 

Regional Training Partnership.164 The County's EDC and Chamber of 

Commerce should explore these models – and others – and 

determine, in partnership with relevant industry partners, which 

County industry clusters are well suited for workforce intermediaries.  

These kinds of collaborations [intermediaries] have been shown to 

successfully address the skill needs of key industries while creating 

supported pathways for lower-skilled workers. Furthermore, such 

partnerships establish … common metrics and key indicators of 

success, while also providing … ongoing information about: 

▪ where the jobs are and what skills and credentials are required 

▪ what training and education programs are developed – or need 

to be - to deliver required skill sets 

▪ what work readiness and training partnerships can create to 

build the pipeline of candidates from economically distressed 

neighborhoods 

▪ how to differentiate career ladders for those in low-wage 

positions and coordinate support and coaching 

▪ how to work across existing programs and jurisdictional 

boundaries to align existing investments  

▪ how to monitor progress, evaluate performance, and be 

responsive to industry needs.165  

The box in the next column features a unique Prince George’s County 

workforce development collaboration with a national, private-sector 

partner on stormwater management involving County government, 

community colleges and nonprofits and the use of local small and 

minority-owned businesses and local residents for the multi-year project. 

________________________________________________________________________ 

                                                           
162 Chris Benner and Manuel Pastor, Just Growth: inclusion and prosperity in 

America’s metropolitan regions, Routledge, New York, NY, 2012, p. 15. 
163 as being particularly important to consider. Ibid, p. 168.  

These kinds of intermediaries have been shown to 

effectively address the skill needs of key industries, while 

creating supported pathways for lower-skilled workers. 
____________________________________________________________________________________________________________ 

 

  

164 Maureen Conway, and Robert P. Giloth, eds., “Connecting People to Work: 

Workforce Intermediaries and Sector Strategies,” The American Assembly, 

Columbia University, 2014, pp. vii-viii.  
165 Mark Schweitzer, et al., "Growth and Opportunity: Connecting people & 

communities to economic opportunity – A Call to Action," p. 12. 

Middle-skill jobs as a foundation for greater 

regional competitiveness (Prince George’s) 
 

[Excerpted from Metropolitan Washington COG, “State of the 

Region 2016: Economic Competitiveness Report,” 2016 p. 44.] 

 

“Prince George’s County has found a way to use new federal 

stormwater management rules to spur new industry and jobs. 

The EPA mandates that 15,000 acres of the County’s 

impermeable surfaces be retrofitted by 2025 with treebox 

raingardens, bioswales, permeable asphalt and pavers, and 

other green infrastructure. Recognizing that the magnitude of 

the challenge would require creative approaches, the County 

formed a 30-year public-private partnership with project 

management company Corvias Solutions to oversee the 

design, construction, and long-term maintenance of 

stormwater management systems. …  

 

In the first three years, the County will invest $100 million in 

the project. In addition to the traditional time and budget 

requirements, Corvias must also meet socioeconomic targets. 

They will use local small and minority-owned businesses and 

County residents for at least 40 percent of the hiring, 

contracting, and procurement needs. The County is already 

training classes of workers and contractors through 

partnerships with community colleges and nonprofits.  
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166 Prince George’s County Department of Housing and Community 

Development, “Prince George’s County Consolidated Plan FY 2016-2020,” 

2015, p. 17. 
167 “Reporting Time Pay,” State of California Department of Industrial Relations, 

https://www.dir.ca.gov/dlse/FAQ_ReportingTimePay.htm.  
168 “Taking the High Road in Prince George’s County: The Role of Worker 

Representation in Economic Development Strategies,” Maryland Center on 

SOLUTION: Close the Racial Income Gap 

According to the Prince George’s County Consolidated Plan FY 

2016-2020, “[b]oth small and medium-sized businesses need a 

trained workforce. Workers in the County at all income levels, 

particularly low-to-moderate income (LMI) workers, lack access 

to employment opportunities because they do not have the 

required skills."166 

While there is no single policy solution to closing the racial 

income gap, PolicyLink offers a number of local policy 

proposals that can make a significant difference for families 

and individuals struggling to find gainful employment 

and/or to make a livable wage. These proposals addressing 

wage policies and removing barriers to employment are 

featured in the adjacent box.  

Another measure that can help low-income workers in the 

county (most often workers of color), is to guarantee at 

least partial compensation for nonexempt employees who 

report to their job expecting to work a specified number of 

hours but who are deprived of that amount of work because 

of inadequate scheduling or lack of proper notice by the 

employer, as California law now dictates. This is known as 

reporting time pay.167 

As well, when County officials approve new developments, it 

is important, where feasible, to encourage the use of labor 

unions as union wages run about 23% higher than wages 

for comparable nonunion workers, which is especially 

important for low- and middle-skill workers and jobs (again 

in the County, most union workers are of color). 

The Maryland Center for the Economy indicates that union 

representation at MGM National Harbor likely means an 

additional $6,000 to $19,000 per year for average 

workers.168 Unions also ensure workers receive benefits 

from health insurance to paid sick days to pensions that 

they may not receive in a nonunion environment.169  

“When workers win decent wages through a labor union, 

they have more money to spend at local businesses. This 

money circulates through the economy, boosting earnings 

and creating jobs along the way…. Well-paid workers pay 

more in income taxes and have less need for social 

assistance, which means more room for local governments 

to invest in things like schools, roads, and parks.”170 

  

Economic Policy, February 2017,v http://www.mdeconomy.org/taking-the-

high-road-in-prince-georges-county/.   
169 “Taking the High Road in Prince George’s County,” 

http://www.mdeconomy.org/taking-the-high-road-in-prince-georges-county/.   
170 “Taking the High Road in Prince George’s County,” 

http://www.mdeconomy.org/taking-the-high-road-in-prince-georges-county/.   

Equity-Driven Growth:  

Policy Proposals to Close the Racial Income Gap 
 

[Excerpted from Treuhaft, Scoggins, and Tran, “The Equity Solution: Racial 

Inclusion is Key to Growing a Strong New Economy,” Policy Link and PERE, 

October 22, 2014, p. 9.] 

 

Raise the floor on low-wage work through policies that promote strong and 

rising wages, and ensure the rights of all workers to organize for better wages 

and working conditions. These strategies are particularly important in the 

regions and states where a large share of the racial income gap stems from 

wage gaps. Strategies include: 

▪ Raise the minimum wage to the level of a living wage, cover tipped 

workers, and index the wage to inflation to keep up with the cost of 

living.  

▪ Pass local living wage ordinances—as more than 150 local jurisdictions 

have done—to ensure jobs supported by public funding pay at least 

enough to cover basic living expenses.  

▪ Require employers to offer paid sick days [now required by Maryland 

law] and family leave and provide fair and predictable scheduling. 

▪ Adopt responsible contracting and subsidy accountability policies that 

include a living wage as a criterion for awarding contracts, and require 

employers receiving economic development subsidies to pay a living 

wage. 

▪ Pass wage theft ordinances, with strong enforcement mechanisms, that 

penalize employers who withhold workers’ pay. 

Remove barriers to employment that prevent many people of color from 

accessing jobs. Some of the key strategies include: 

▪ Pass strong “Ban the Box” policies that eliminate the question about 

conviction history from job applications, ideally for private as well as 

public employers. Since Durham, North Carolina, passed such a 

measure, hiring rates for people with records increased dramatically, 

from 2 percent in 2011 to 15 percent thus far in 2014.  

▪ Enact legislation forbidding employers from running credit checks on 

job applicants, as ten states and several cities, including Chicago, have 

done  

▪ Fund public transit, including buses, that connects communities of 

color with high unemployment to job centers. 

▪ Launch efforts to increase citizenship; studies show that immigrants 

who successfully naturalize, increase their earnings by 8 to 11 percent." 

 

 
 

https://www.dir.ca.gov/dlse/FAQ_ReportingTimePay.htm
http://www.mdeconomy.org/taking-the-high-road-in-prince-georges-county/
http://www.mdeconomy.org/taking-the-high-road-in-prince-georges-county/
http://www.mdeconomy.org/taking-the-high-road-in-prince-georges-county/
http://www.mdeconomy.org/taking-the-high-road-in-prince-georges-county/
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SOLUTION: Create Public Infrastructure Jobs 

One sector where new middle-skill jobs are likely to grow will be in 

rebuilding our public infrastructure – roads, schools, bridges, water and 

sewer systems, transit lines, and communications networks, among others. 

Building infrastructure cannot only revitalize distressed neighborhoods 

(discussed in the next section on equitable development), but also can 

increase business productivity, foster competitiveness, and connect 

workers to jobs and opportunities.171 These types of jobs also help to 

reduce the racial income gap.  

The strategy here is to choose infrastructure projects that create 

opportunities for local and minority-owned businesses, maximize job 

opportunities overall, particularly to the residents and communities most in 

need of jobs.172  

A joint report from the Political Economy Research Institute and Alliance 

for American Manufacturing indicates that a $1 billion investment in 

infrastructure creates 18,000 new jobs, many of them “solid, middle-skill 

jobs in construction and manufacturing.”173 

Public infrastructure projects can allow for hiring provisions and 

community workforce agreements that can link unemployed and low-

income workers to good jobs and potentially, longer-term careers. They 

can also enable local and minority-owned firms to win infrastructure-

related contracts and incentivize or require contractors to buy their 

supplies locally as well.  

The range of infrastructure projects is extensive and includes "transit lines, 

water systems, energy-efficient buildings, schools, and more—that increase 

connectivity and create jobs in disinvested neighborhoods, such as the 

Emerald Cities' effort to retrofit buildings to be more energy efficient and 

create new green jobs in [six cities] across the country.”174 

The Purple Line Corridor Coalition has created a workforce development 

initiative, with an emphasis on equity and tied to an infrastructure initiative. 

The coalition is working with Maryland’s Purple Line Workforce 

Development Program and other community-based partners to maximize 

training and job opportunities for corridor residents. The job creation 

expected both during the construction of the line (through 2021) and after 

includes 4,800 construction jobs, 1,500 new professional, scientific, and 

technical service jobs, and 425 permanent new jobs in operations and 

maintenance.175 

For examples of other infrastructure-related projects, see box on this page.  

 

                                                           
171 Sarah Treuhaft, Angela Glover Blackwell, and Manuel Pastor, “America’s 

Tomorrow: Equity is the Superior Growth Model,” PolicyLink and USC Program 

on Environmental and Regional Equity (PERE), 2011, p. 21.  
172 Sarah Truehaft, Angela Glover Blackwell, and Manuel Pastor, “America’s 

Tomorrow: Equity is the Superior Growth Model – SUMMARY,” PolicyLink, 

2011, pp. 11-14.   
173 Treuhaft, “America’s Tomorrow,” PolicyLink/PERE, p. 22.  

174 Sarah Treuhaft, Angela Glover Blackwell and Manuel Pastor, “America’s 

Tomorrow: Equity is the Superior Growth Model,” PolicyLink · PERE, 2011.  

 
175 “Pathways to Opportunity: Purple Line Corridor Action Plan, 2017, p. 8. 

Equity-Driven Growth: Public Infrastructure Jobs 

 

• Portland’s Clean Energy Works pilot project to help 500 local 

homeowners finance and install energy efficiency upgrades 

was guided by a landmark community workforce agreement 

requiring that 80 percent of the jobs go to residents; 30 

percent of the trades and technical work hours go to 

historically underrepresented groups; and wages equal at least 

180 percent of the state median. The pilot was successful, and 

a $20 million award from the U.S. Department of Energy is 

now helping the program spread across Oregon to retrofit 

6,000 homes and create 1,300 jobs by 2013. To date, more 

than half of the people hired through the program have been 

people of color. The national Emerald Cities Collaborative is 

working in 10 cities across the country to take energy-efficient 

building retrofits and construction career pathways to scale.  

 

• Through community workforce agreements, the Los Angeles 

Department of Public Works, Los Angeles Unified School 

District, and Los Angeles Community College District created 

more than 30,000 job opportunities for residents of low-

income neighborhoods building and renovating the city’s 

schools, community colleges, police stations, and other 

infrastructure. The Department of Public Works’ agreement 

prioritized hiring from zip codes with the highest 

unemployment and poverty levels. 

 

• In August 2011, Houston’s city council passed a Hire Houston 

First initiative to direct more of the city’s $4 billion in annual 

spending to local businesses. City departments will now be able 

to contract with or buy goods from the second-highest bidding 

firms if they are from the Houston metro area and their prices are 

still competitive (within 3 percent for contracts over $100,000). 

 

• After California’s largest utility company, PG&E, recognized 

that a wave of Baby Boomer retirements was creating a 

shortage of new employees, it teamed up with local 

community colleges to establish a pilot training program that 

prepares young people for entry-level utility jobs. Launched in 

2008, the PG&E PowerPathway program has graduated 200 

students; more than half are women or people of color. A 

majority of these graduates have taken utility jobs that pay 

between $19 and $29 per hour. 

 
 

Source: Excerpted directly and fully from Treuhaft, Sarah, Blackwell, 

Angela Glover, and Pastor, Manuel, “America’s Tomorrow: Equity is 

the Superior Growth Model,” PolicyLink and USC Program on 

Environmental and Regional Equity (PERE), 2011, p. 21 and 24. 
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SOLUTION: Streamline Job Training and Workforce 

Development for Low and Middle-Skill Jobs 

Brookings argues that "[i]n the decades ahead, upgrading the 

education and skills of the diverse U.S. workforce is no longer just a 

matter of social equity. It is fundamentally an issue of national 

competitiveness and national security.”176 As a result, tomorrow's 

workers "are the key to our future prosperity, but as a nation, we 

must better equip them to succeed in an ever-changing, globalized, 

knowledge-based economy."177 (emphasis added) 

For low-income people and people of color, community colleges are 

essential in providing pathways to middle-skill jobs that pay family-

supporting wages and offer opportunities for advancement and 

growth. These colleges must have the “resources to successfully serve 

low-income students and the capacity to link academic learning with 

job-related skills. To serve low-income students, they need to provide 

adequate student support services, financial aid, effective counseling, 

and remedial coursework. Relationships with industry and organized 

                                                           
176 Martin Baily et al., “Building a Long-Term Strategy for Growth through 

Innovation, Brookings Institution, 2011, p. 12.  
177 Treuhaft, “America’s Tomorrow,” PolicyLink/PERE, pp. 23-24. 
178 Treuhaft, “America’s Tomorrow,” PolicyLink/PERE, pp. 24-25. 

labor are critical for building a curriculum that prepares students for 

the changing needs of industry and business.”178  

Prince George’s Community College already provides a 

comprehensive set of degree and non-degree programs for County 

residents, but it will be essential going forward to ensure even 

greater alignment between the college and the companies and 

industries that will drive Prince George’s economic future.  

Going forward, workforce development must connect directly to 

growing industries and sectors. This “requires industry-specific 

regional partnerships of employers, training and education providers, 

and community organizations that aim to keep the industry strong 

while providing good jobs with advancement opportunities for 

workers, particularly low-income workers. And they work: participants 

in sector programs in Boston, Milwaukee, and New York earned higher 

wages (by 18 percent, or about $4,500), worked more consistently, and 

were more likely to work in jobs with benefits, than a control group.”179 

The National Fund for Workforce Solutions (NFWS) was created in 

2007 to provide opportunities for low-income individuals to gain skills 

and obtain careers paying livable wages and benefits, while 

simultaneously addressing business needs.180  

The County should examine further NFWS’s exciting workforce 

initiatives, policies, and practices around the country, including the 

West Philadelphia Skills Initiative, the Kentucky Manufacturing 

Career Center, and the Minneapolis Saint Paul Regional Workforce 

Innovation Network.181  

As we mentioned in the previous section, The Greater Washington 

Works report focused on promising, middle-skill, IT and health careers. 

The report pointed to how the County – and other regional players - 

should approach new types of workforce development initiatives in the 

future in different sectors and industries. 

_______________________________________________________________________ 

Going forward, workforce development must connect 

directly to growing industries, which will require 

industry-specific regional partnerships of employers, 

training and education providers, and community 

organizations that aim to keep the industry strong while 

providing good jobs with advancement opportunities for 

workers, particularly low-income workers. 
___________________________________________________________________________________________________________ 

179 Treuhaft, et al, “America’s Tomorrow,” pp. 24-25.  
180 Lisa Soricone, “Systems Change in the National Fund for Workforce 

Solutions,” National Fund for Workforce Solutions, November 2015, p. vii.  
181 Soricone, National Fund for Workforce Solutions, pp. viii-ix. 

Equity-Driven Growth: Workforce Development 

 

• JumpStart, which offers a 14-week construction training 

program 

• 2AM Bakery’s experience investing in returning citizens;  

• One Baltimore for Jobs targeting young Black men from 

lower-income neighborhoods that combines occupational 

skills training with other support services;  

• The Made in Baltimore initiative that supports the city’s 

makers and small manufacturers with certification, 

marketing, and business development services;  

• The Employ Baltimore Executive Order which encourages 

business awarded significant city contracts to recruit 

qualified residents to fill open positions;  

• The Baltimore Center for Green Careers focused on changing 

hiring and wage policies to benefit entry-level workers in the 

growing weatherization industry; and, 

• Various workforce development initiatives associated with 

the Baltimore City Anchor Plan and its eight anchor 

institutions.1 Two of those anchors, Bon Secours and Johns 

Hopkins, were highlighted in the previous section, “Key 

Elements for Local, 21st Century Economic Growth.” 

 

Source: Hebert, Scott, “Collectively We Rise: The Business Case for 

Economic Inclusion in Baltimore,” Baltimore Integration 

Partnership, June 2018, pp. 53-59. 
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The DC region expects strong demand for middle-skill jobs in the 

health and IT fields for the foreseeable future. As a result, Prince 

George's must develop an aggressive strategy for ensuring that as 

many County residents as possible are adequately prepared for these 

jobs since they all require education and training beyond a high school 

diploma - but less than a four-year degree - and pay at least 

$15/hour.182  

The five most promising, middle-skill, occupations regionally across the 

two fields are medical secretaries, medical records and health 

information technicians, Licensed Practical Nurses (LPNs), medical 

assistants, and computer user support specialists. The median hourly 

earnings for these positions ranged from $17.41 - $28.29.183 

County workforce development stakeholders should study the full-

range of Baltimore's workforce development initiatives, many of them 

cited in "Collectively We Rise," and seven of them featured in the box 

on the previous page. 

Finally, a 2017 report on maximizing state plans linked to the 2014 

federal Workforce Innovation and Opportunity Act (WIOA) contains 

several ways in which the state of Maryland can support local counties 

in improving workforce training and education systems. WIOA focused 

on revamping “state workforce systems to more effectively meet the 

needs of jobseekers and incumbent workers - especially those with 

high barriers to employment - as well as employers.”184  

The report found that the plans for Maryland, Virginia, and DC lacked 

concrete plans for expanding transportation assistance in response to 

acknowledged transportation barriers that many prospective workers 

face. It found that the three jurisdictions also did not sufficiently focus 

on linking adult learners (defined as adults with basic skills at or below 

the 8th grade level) to career pathways and services and recommends 

strengthening career pathway opportunities for these populations that 

offer specific opportunities and barrier remediation.  

Prince George’s should study how Montgomery College organizes its 

MI-BEST (Maryland Integrated Basic Education and Skills Training) 

programs, which is a “co-teaching model that uses a basic skills/ESL 

instructor in the same room with the content instructor.  The goal is to 

reduce the number of hours that students spend in developmental 

education programs by integrating basic skills/ESL and content 

instruction. MI-BEST programs also include digital literacy instruction, 

job readiness training, and employment placement services.”185 

The report also spotlights Maryland’s EARN (Employment 

Advancement Right Now) program, which is a building block of the 

state’s WIOA plan. EARN involves a competitive grant process to 

engage groups of business to design and build training programs that 

                                                           
182 “Greater Washington Works,” p. 7.  
183 Greater Washington Works, p. 9.  
184 “Maximizing WIOA’s Potential: A Regional Analysis of the State Plans of 

Maryland, Virginia, and Washington, DC,” The Commonwealth Institute for 

Fiscal Analysis, DC Appleseed, DC Fiscal Policy Institute, Job Opportunities 

Task Force, Maryland Center on Economic Policy, March 2017, p. 3.  

serve industry needs. Prince George’s currently is involved in three such 

training programs: the Suburban Maryland Construction Initiative (in 

conjunction with Charles County), the Healthcare Industry Partnership 

of Prince George’s and Charles County, and the Prince George’s County 

Sustainable Energy Workforce Development Program (SEWDP). 186   

For the construction partnership, it addresses industry workforce 

shortages and includes support for quality pre-apprenticeship 

programs and continuing education for incumbent workers. The 

partnership targets non-traditional groups such as veterans, women, 

and returning citizens, among others. Lead applicant for the 

partnership is Finishing Trades Institute (Hanover, MD).187 

For healthcare (p. 11), the partnership is providing training in several 

high-demand occupations with short supplies of workers including 

certified nursing assistants, geriatric nursing assistants, and LPNs 

among others. Training includes technical skills, essential skills, OTJ 

training and career coaching and mentoring. Lead applicant for the 

partnership is Associated Black Charities (Baltimore, MD).188  

For energy, County-based energy employers experience challenges 

around recruitment and developing a qualified pipeline of workers, 

thus the partnership unites business partners with training institutions, 

community-based organizations, and workforce partners to provide 

work-based learning, occupational skills training and career readiness 

training to prepare for participants for employment in the sustainable 

energy sector. Training includes “The Get Into Energy Bootcamp” 

providing basic literacy skills, numeracy skills, work readiness and 

general utility construction trades. Residents can earn industry-

recognized certifications, including OSHA 10, NCCER Core, and 

Electrical Level 1.189  

Prince George’s has also been involved in partnerships on IT careers 

(involving ByteBack and the county’s EDC), Purple Line Skills Training 

Partnership (involving Purple Line Transit Partners and SkillSmart), and 

in 2018 partnership with Vehicles for Change to train returning citizens 

to be automotive technicians.  

In summary, Prince George’s County should continue to proactively 

develop additional partnerships over the next few years, including, 

potentially, in other high demand occupation/key industry areas such 

as cybersecurity/IT (as is being done in many of our neighboring 

Maryland counties), health information technology (as is being done 

in Howard and Baltimore counties), advanced manufacturing (as is 

being done in conjunction with Maryland Manufacturing Extension 

Partnership).  

 

185 http://cms.montgomerycollege.edu/wdce/aelg/mibest.html.  
186 “EARN Maryland Strategic Industry Partnerships,” pp. 1-18.  
187 “EARN Maryland,” p. 2.  
188 “EARN Maryland,” p. 11.  
189 “EARN Maryland: 2017 Annual Report,” State Department of Maryland 

Department of Labor, Licensing, and Regulation, 2018.  

http://cms.montgomerycollege.edu/wdce/aelg/mibest.html
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SOLUTION: Expand the Roles of Chambers of Commerce 

and Economic Development Organizations (EDOs) 

Since the 2008-2009 recession, regional and county Chambers of 

Commerce and Economic Development organizations have faced an 

uncomfortable reality.  Despite the significant, though uneven, 

growth that has occurred since 2010 throughout the U.S., “no amount 

of growth seems to counteract the relentless decline in economic 

opportunity that is particularly acute among historically marginalized 

populations.”190 

Amy Liu of Brookings writes that “economic development that 

improves living standards for only the few undermines current and 

future human capital, depresses economic demand, and dampens a 

region’s overall competitiveness and potential for growth.”191 

(emphasis added) 

Thus, Chambers and EDOs are beginning to learn that some of their 

traditional economic development roles need to change especially 

regarding what creates the right kinds of economic growth locally. 

A report commissioned by the Association of Chamber of Commerce 

Executives (ACCE), “Diversity and Inclusion for the 21st Century 

Economy,” argue that local chambers must play a broader civic role in 

preparing the counties for the new and changing workforce that is 

becoming increasingly racially and ethnically diverse.  

Small business owners, in particular, are becoming diverse. A 2013 

Survey of Business Owners, conducted by the U.S. Census “found that 

the number of businesses owned by people of color rose from 5.8 

million in 2007 to 8 million in 2012. This includes a 46.3% increase in 

the number of Latino-owned businesses over the period, from 2.3 

million to 3.3 million, and a 34.5% rise in the number of African 

American-owned businesses, from 1.9 million to 2.6 million.  

________________________________________________________________________ 

A 2013 Survey of Business Owners found that the number of 

businesses owned by people of color rose from 5.8 million in 

2007 to 8 million in 2012. This includes a 46.3% increase in 

the number of Latino-owned businesses over the period, 

from 2.3 million to 3.3 million, and a 34.5% rise in the 

number of African American-owned businesses, from 1.9 

million to 2.6 million. 
_____________________________________________________________________________________________________________ 

                                                           
190 Donahue et al., "Committing to Inclusive Growth," Brookings, 2017, p. 5.    
191 Amy Liu, “Remaking Economic Development: The Markets and Civics of 

Continuous Growth and Prosperity,” Metropolitan Policy Program at 

Brookings, 2016, p. 5.  

"Additionally, the number of Asian-owned businesses climbed from 

1.5 million to 1.9 million, an increase of 23.8%. Non-Hispanic whites 

still own the majority of businesses (71%), but the total number of 

businesses owned by non-Hispanic whites actually declined during 

this period, from 21.3 million in 2007 to 19.6 million in 2012.”192 

The ACCE report emphasizes an important “opportunity for local 

chambers: among the fastest growing businesses are minority-owned 

enterprises (emphasis added). Immigrants, in particular, tend to have 

high rates of entrepreneurship, but they are often busy with launching 

and sustaining firms and perceive that they have little time for the civic 

work that occupies much chamber activity. … Other chambers have 

developed a series of programs that are helping to promote overall 

business diversity, including efforts to support black-, Hispanic-, and 

women-owned firms.”193 

The authors continue, “[b]usiness thrives when it can navigate 

change, understanding a shifting terrain, taking advantage of all 

available talent, and collaborating with other actors to achieve 

sustainable markets and public policies. Business thrives when 

community and connection are part of a region’s DNA – when no skill 

goes untapped, no dream goes unrealized, and no resilience goes 

undeveloped. And business thrives when chambers take on their 

responsibility as civic and not just economic actors. (emphasis added) 

“And so the task for chambers is to provide the data and dialogue, 

reason and relationships, that can help guide our cities, metros, and 

states to the sort of shared prosperity that has always been at the 

heart of the American Dream.”194 

In Prince George’s, the Chamber of Commerce and the Business 

Roundtable are concerned about addressing inequity and improving 

quality of life. The ACCE report acknowledges that chambers and 

roundtables will need to lead not only beyond the business 

community but also beyond their direct interests. They typically 

understand better than others the need to develop and support a 

diverse workforce.  

Thus, we recommend that both organizations become even more 

significant players in the County’s ongoing conversation and 

implementation of equity-focused strategies and outcomes.   

Economic development organizations – like the EDC - need to make 

similar shifts in role. In 2017, the Metropolitan Policy Program at 

Brookings created a six-month Inclusive Economic Development Lab, 

working with EDOs in Indianapolis, Nashville, and San Diego to 

explore the contributions those organizations could make toward 

more inclusive economic outcomes in their regions. 

192 Chris Benner and Manuel Pastor, “Diversity and Inclusion for the 21st 

Century Economy: An Imperative for Chambers of Commerce, February 2017, 

p. 16. 
193 Benner and Pastor, “Diversity and Inclusion for the 21st Century Economy: p. 

ii.  
194 Benner and Pastor, p. iii.  
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________________________________________________________________________ 

The task for chambers is to provide the data and 

dialogue, reason and relationships, that can help guide 

our cities, metros, and states to the sort of shared 

prosperity that has always been at the heart of the 

American Dream. 
_____________________________________________________________________________________________________________ 

EDO’s, a report that followed argues, have a significant role to play in 

applying “new energy, resources, and perspectives to shape 

discussions and spark action to address inclusive growth.”195  

Why? Because in many regions up to half of families experience 

uncertain economic circumstances, whether that is because of poor 

access to transit, living in housing they can barely afford, and costs of 

higher education that are increasingly out of reach to advance their 

careers.196 

EDOs in the Lab, frustrated in their efforts to attract the right set of 

businesses to their jurisdiction, realized they needed to shift to 

“prioritizing long-term investments in innovation, skills, and traded-

sector assets. To foster inclusive growth, they must invest in these 

drivers of competitiveness while simultaneously finding ways to 

extend opportunity to more of the population.”197  

Yet, the EDOs found, they must do this while also contending with 

pressures inside and outside their organizations who are advocating 

for the status quo or who represent entrenched interests that may 

now feel threatened by this type of change.  

The key, the authors argue, is for EDOs to make a convincing case to 

their constituencies that inclusive growth is key to economic 

development strategy, not just for the County, but for businesses 

bottom lines.  

________________________________________________________________________ 

All three cities in Brookings 6-month lab faced similar, 

disruptive trends – pressures of globalized competition; 

technology changing how work gets done and 

displacing middle-income jobs; and increasing minority 

populations that have long been disconnected from 

valuable economic opportunity. 

._____________________________________________________________________________________________________________  

                                                           
195 Ryan Donahue, Brad McDearman and Rachel Barker, “Committing to 

Inclusive Growth: Lessons for metro areas from the Inclusive Economic 

Development Lab,” Brookings Institution Metropolitan Policy Program, 

September 2017, p. 2.  
196 Donahue et al., "Committing to Inclusive Growth," 2017, p. 2   
197 Donahue, p. 3.  

Economic exclusion, Parilla contends, “acts as a drag on regional 

growth by depriving firms of skilled workers and limits the pool of 

potential innovators and entrepreneurs, generating social and fiscal 

costs that businesses pay for directly and indirectly … [and thus,] 

regions must focus more on providing all residents with access to 

opportunity” by supporting expanding firms, removing barriers for 

those looking to attain new skills, and ensuring those workers have 

access (i.e., a way of getting to) to jobs.198 

All three cities in Brookings 6-month lab faced similar, disruptive 

trends – pressures of globalized competition; technology changing 

how work gets done and displacing middle-income jobs; and 

increasing minority populations that have long been disconnected 

from valuable economic opportunity.199 

No EDO or Chamber of Commerce can play any of these new, 

important, roles in isolation. These new roles require a collaboration 

not only with other economic development players in the County but, 

equally important, community development stakeholders – who often 

sit on opposite sides of the table - to find common ground and 

shared strategies to pursue that can make the local economy, over 

time, more inclusive – and more prosperous.  

 

SOLUTION: Build an Ecosystem for Entrepreneurs of 

Color 

Many U.S. counties located immediately outside major cities – like 

Prince George's – have become increasingly diverse, racially and 

economically. As we discovered earlier in this section, the number of 

businesses owned by people of color has increased significantly in 

the past decade – for African-, Latino-, and Asian-Americans 

It is also true that white-owned small businesses have double the 

average sales of the other three racial and ethnic groups. And, 

African-American and Latino-owned enterprises have higher failure 

rates often because their companies are "overrepresented in less 

successful industries (e.g., in the personal services industry), as well as 

entrepreneurs of color start their businesses with less capital than 

their white counterparts,"200 a situation exacerbated by the fact that 

only one percent of venture capital-funded startup founders were 

black.  

The Kauffman Foundation stipulates that although one in ten workers 

in the U.S. is an entrepreneur, those entrepreneurs own 37% of the 

wealth in the U.S. Thus, entrepreneurship can provide an important 

pathway to wealth-building. 

198 Donahue, et al., p. 6.    
199 Donahue, et al, p. 9.  
200 Ewing Marian Kauffman Foundation, “Including People of Color in the 

Promise of Entrepreneurship,” Entrepreneurship Policy Digest, December 5, 

2016, p. 1. 
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However, “[t]he underrepresentation of people of color in this 

wealthy group," a Kauffman report indicates, "has implications for 

racial income inequality and wealth disparity. … a 10 percent increase 

in entrepreneurship in the number of employees and firms owned by 

people of color could have huge implications for job creation. 

Assuming that half of the employees working at businesses owned by 

people of color are also people of color, this increase could lead to 

approximately 1 million new jobs for people of color.” 201 (emphasis 

added)  

So, in places like Prince George’s – a majority-minority County - 

increasing the number of entrepreneurs of color is vital. (See the table 

below taken from Algernon Austin’s “The Color of Entrepreneurship: 

Why the Racial Gap among Firms Costs the U.S. Billions,” published by 

Center for Global Policy Solutions202).  

Yet, entrepreneurship is particularly challenging for Blacks and 

Latinos. Whites and Asian-Americans have far higher percentages of 

college degrees than Black and Latinos. Entrepreneurs with a college 

degree are more likely than entrepreneurs with only a high school 

diploma to have sales north of $100K and also more paid staff than 

entrepreneurs with only a high school diploma. Many Black and 

Latino entrepreneurs start with that disadvantage and, to make it 

                                                           
201 Ewing Marian Kauffman Foundation, “Including People of Color in the 

Promise of Entrepreneurship,” Entrepreneurship Policy Digest, December 5, 

2016, p. 1. 
202 Austin, Algernon, “The Color of Entrepreneurship: Why the Racial Gap 

among Firms Costs the U.S. Billions,” Center for Global Policy Solutions, April 

2016, p. 14.  
203 Kauffman Foundation, Entrepreneurship Policy Digest, 2016, p. 2.  
204 Deonna Anderson, “Entrepreneurs of Color Supporting Each Other 

Nationwide: Next City (https://nextcity.org/daily/entry/entrepreneurs-of-color-

supporting-each-other-nationwide), March 28, 2018 

more challenging, are more likely to start business while unemployed, 

referred to as necessity entrepreneurship.  

As a general rule, entrepreneurs use personal savings and as many as 

20% rely on family as sources of funding. With white households’ 

median wealth approximately 20 times larger than Black and Latino 

households, this means that new Black and Latino entrepreneurs are 

at an immediate disadvantage when starting businesses as “access to 

initial capital strongly impacts a firm’s chance of success.”203 

It is also essential to find effective ways to encourage women of color 

to become entrepreneurs as a part of any entrepreneurship initiative.  

A recent report found that “startups led by African-American women 

in the U.S. made up less than 0.2 percent of all venture capital deals 

between 2012 and 2014.”204 (emphasis added) Interestingly start-ups 

by women of color have increased significantly in the past decade 

(although starting from very low numbers).   

“For every 10 women-owned businesses launched since 2007, eight 

were started by women of color, according to the 2016 State of 

Women-Owned Businesses Report. In the past nine years, there’s 

been a 137% increase in Latina-owned businesses, a larger rise than 

that among any other demographic group in the U.S., the report 

found. (3.5 million women-owned businesses were founded during 

that period, according to the report, compared to 1.6 million firms 

owned by men.)”205 The table below shows the stark differences for 

business ownership across racial and gender lines.  

Because small businesses employ half of all private-sector workers 

and create two out of every three jobs in the U.S.,206 they can be 

enormously valuable in providing jobs "in low-income communities 

and communities of color. Businesses owned by people of color hire 

more people of color – making them important tools for reducing 

racial disparities in employment and economic success."207 

Truehaft et al., argue that programs to support the development of 

new entrepreneurs (particularly people of color and low-income 

people) and to support the growth of existing small business should 

be scaled up significantly in jurisdictions like Prince George’s “so that 

they generate more jobs for the people who need them the most. 

The way to do this is to link entrepreneurs to larger-scale 

opportunities – larger markets, larger sources of capital, and larger 

economic development and growth strategies.”208 

205 Rosalie Chan, “Why More Women of Color Than Ever Are Starting Their 

Own Businesses,” Time (http://time.com/4408900/latina-women-business-

owner-entrepreneur/), August 10, 2016.  
206 FAQ,” U.S. Small Business Administration, http://web.sba.gov/faqs/ 

faqindex.cfm?areaID=24.  
207 Treuhaft, et al., "America's Tomorrow,' p. 22. 
208 Treuhaft, et al., "America's Tomorrow," p. 22. 

https://nextcity.org/daily/entry/entrepreneurs-of-color-supporting-each-other-nationwide
https://nextcity.org/daily/entry/entrepreneurs-of-color-supporting-each-other-nationwide
http://time.com/4408900/latina-women-business-owner-entrepreneur/
http://time.com/4408900/latina-women-business-owner-entrepreneur/
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________________________________________________________________________ 

The underrepresentation of people of color [in 

entrepreneurship] has implications for racial income 

inequality and wealth disparity. … a 10 percent increase 

in entrepreneurship in the number of employees and 

firms owned by people of color could have huge 

implications for job creation. Assuming that half of 

employees working at businesses owned by people of 

color are also people of color, this increase could lead to 

approximately 1 million new jobs for people of color. 
_____________________________________________________________________________________________________________ 

The Kauffman Foundation recommends several different policies to 

bridge these racial gaps in entrepreneurship: 

1. “Increase Exposure to Entrepreneurship. Create internships and 

apprenticeships to help young people of color learn more about 

entrepreneurship. Programs like Louisville’s SummerWorks, 

which teaches high school students about starting and managing 

a business during the summer months of high school can be an 

effective way to increase entrepreneurship among people of 

color. 

2. Make Entrepreneurial Support Organizations More Inclusive. 

Encourage entrepreneurship support organizations, particularly 

when receiving government funding, to develop metrics to track 

entrance and retention rates of entrepreneurship of color. This 

data can help identify challenges to address."209  

In late 2016, The Kauffman Foundation launched a grant-making 

process to fund 12 nonprofit entrepreneur support organizations to 

address the need for more support organizations to be inclusive. The 

Inclusion Challenge grant program awarded funds to these 

organizations to help female entrepreneurs and entrepreneurs of 

color achieve higher rates of success.210 

“The nation and our economy as a whole will benefit from more 

entrepreneurs generating income and wealth in traditionally 

underserved markets,” 211 says Victor Hwang, Vice President of 

Entrepreneurship at the Kauffman Foundation. 

The City Accelerator initiative, a collaboration between Governing, the 

Citi Foundation, and Living Cities, also aims to speed the adoption of 

innovative local government projects within and across cities that will 

                                                           
209 Kauffman Foundation, Entrepreneurship Policy Digest, 2016, p. 2. 
210 Ewing Marian Kauffman Foundation, “Kauffman Foundation Awards $4.3 

Million in Grants to Organizations that Support Women and Minority 

Entrepreneurs,” https://www.kauffman.org/newsroom/2016/11/kauffman-

foundation-awards-grants-to-support-women-and-minority-entrepreneurs, 

November 2016.  

have a significant impact on the lives of their residents, especially 

those with low incomes.  

“Chief among the concerns expressed by city leaders [applying to join 

the Accelerator] is how to address the capital needs of local 

businesses seeking to grow, especially for business owners of color 

because they experience capital access challenges more acutely than 

white business owners. According to the Minority Business 

Development Agency, “among firms with gross receipts under 

$500,000, loan denial rates for minority firms were about three times 

higher, at 42 percent, compared to those of non-minority-owned 

firms, 16 percent.” (emphasis added) 

The Minority Business Development Agency (a unit in the Small 

Business Administration) has concluded that the opportunity cost of 

minority-owned businesses not having the same access has been a 

significant detriment to the economy. “If firms owned by people of 

color would have reached parity with their representation in the U.S. 

population, these firms would have employed over 16.1 million 

workers, grossed over $2.5 trillion in receipts, and numbered 6.5 

million firms as opposed to 4 million firms grossing $661 billion and 

employing 4.7 million workers in the same year.”212 

________________________________________________________________________ 

According to the Minority Business Development 

Agency, “among firms with gross receipts under 

$500,000, loan denial rates for minority firms were about 

three times higher, at 42 percent, compared to those of 

non-minority-owned firms, 16 percent. 

_____________________________________________________________________________________________________________ 

The progress of the five cities (Atlanta, El Paso, Long Beach, Newark, 

and Rochester, NY) involved in this accelerator, which just launched in 

the summer of 2018, will be well worth monitoring to see what 

progress they make in coordinating services, reducing local barriers 

to local businesses, and building more robust, inclusive, and 

responsive local business ecosystems, especially for entrepreneurs of 

color.  

Two other compelling initiatives, one in St. Paul and the other in 

Cleveland, are also worth investigating. See box on the next page.  

As the County pursues strengthening its entrepreneurial ecosystem in 

the shorter term, it will be important to remember that there are 

multiple objectives to fostering it. For example, while local public 

211 Ewing Marian Kauffman Foundation, “Kauffman Foundation Awards $4.3 

Million in Grants,” November 2016.  
212 Elizabeth Reynoso and Kristen Scheyder, “Cultivating the Ecosystem for 

Homegrown Businesses,” Governing - 

http://www.governing.com/cityaccelerator/blog/city-accelerator-

entrepreneur-cohort-announcement-

lc.html?mc_cid=1e831028d3&mc_eid=642a3e4a8d, July 31, 2018.  

https://www.kauffman.org/newsroom/2016/11/kauffman-foundation-awards-grants-to-support-women-and-minority-entrepreneurs
https://www.kauffman.org/newsroom/2016/11/kauffman-foundation-awards-grants-to-support-women-and-minority-entrepreneurs
http://www.governing.com/cityaccelerator/blog/city-accelerator-entrepreneur-cohort-announcement-lc.html?mc_cid=1e831028d3&mc_eid=642a3e4a8d
http://www.governing.com/cityaccelerator/blog/city-accelerator-entrepreneur-cohort-announcement-lc.html?mc_cid=1e831028d3&mc_eid=642a3e4a8d
http://www.governing.com/cityaccelerator/blog/city-accelerator-entrepreneur-cohort-announcement-lc.html?mc_cid=1e831028d3&mc_eid=642a3e4a8d
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officials may be more focused on job creation and tax revenues that 

lead to greater fiscal health, universities are going to be more 

focused on knowledge generation and attracting further funds for 

cutting edge research and to bolster endowments. Whereas banks 

are going to be looking for larger and more profitable loan portfolios, 

corporations will be looking to enhance innovation, talent retention 

or supply change development and entrepreneurs and investors are 

looking to create and build wealth. These objectives will coexist and 

each stakeholder will look to participate in the ecosystem for different 

purposes.213 

                                                           
213 Daniel Isenberg, “What an Entrepreneurship Ecosystem Actually Is,” Harvard 

Business Review - https://hbr.org/2014/05/what-an-entrepreneurial-

ecosystem-actually-is, May 12, 2014.  

________________________________________________________________________ 

If firms owned by people of color would have reached 

parity with their representation in the U.S. population, 

these firms would have employed over 16.1 million 

workers, grossed over $2.5 trillion in receipts, and 

numbered 6.5 million firms as opposed to 4 million 

firms grossing $661 billion and employing 4.7 million 

workers in the same year. 
_____________________________________________________________________________________________________________ 

The Center for Global Policy Solutions, in its influential report, “Color 

of Entrepreneurship,” advocates for a dozen policies focused on 

more equitable support of equity entrepreneurs of color to help 

remedy current disparities. A number of these policies require 

federal action, so we will not review them here.  

Instead, we will excerpt and abbreviate directly from the report those 

that have relevance to local policy- and decision-makers. The first 

two policies below focus on improving the quality of public 

education over the long term. The next two policies pertain directly 

to potential adult entrepreneurs; the final one focuses on developing 

entrepreneurial programs and resources at the secondary and post-

secondary level. The box on the next page features those last three 

policies, focused on entrepreneurism. 

1. Implement High-Quality Pre-K which, over the long-term, will 

serve as a crucial tool for improving educational and economic 

outcomes. More and more cities (e.g., Washington DC) are either 

pursuing or already have such initiatives in place. 

2. Provide Equitable Quality K-12 Public Schools. Because students 

of color disproportionately attend schools with fewer resources 

and attaining lower performance in the U.S. (including many 

public schools in Prince George's, inside and outside the beltway), 

states and counties need to invest in more equitable financing of 

their schools. Such funding would include improved support for 

and distribution of highly qualified and effective teachers and 

principals; building a robust teacher pipeline through ongoing 

education, training, preparation, and mentoring; establishing 

model programs, such as teacher residency programs or master-

teacher corps; and, ensuring that all public-school facilities and 

learning tools are state-of-the-art.214 

Although the 2002 Bridge to Excellence Act ramped up state 

education funding in the half-dozen years prior to the recession (by 

214 Algemon Austin, “The Color of Entrepreneurship: Why the Racial Gap among 

Firms Costs the U.S. Billions,” Center for Global Policy Solutions, April 2016. 

Equity-Driven Growth:  

Developing Entrepreneurs - Examples 

 

• Since 1993, the Neighborhood Development Center in St. 

Paul has collaborated with community-based organizations 

 to help diverse residents start businesses. The center’s 16-

week course has been conducted in five languages and has 

targeted African American, Hmong, Latino, Native American, 

Oromo, and Somali communities. The center follows up with 

business start-up and expansion loans, ongoing business 

support and technical assistance, and low-cost commercial 

space through its seven business incubators (which are also 

revitalizing neighborhood commercial corridors). More than 

4,000 residents—90 percent of them low-income people of 

color—have completed the training, and 20 percent of them 

have gone on to start a business. Five hundred graduates are 

currently operating businesses: sustaining 2,200 jobs and 

returning $64 million to their communities in payroll, taxes, 

and rent each year. 

 

• Cleveland’s Evergreen Cooperatives is an ambitious, 

community-based enterprise development model that 

launches new employee-owned businesses (three to date: 

Evergreen Cooperative Laundry, Ohio Cooperative Solar, and 

Green City Growers Cooperative) to supply goods and 

services to several large anchor institutions in University 

Circle. The businesses have created dozens of good jobs with 

benefits and ownership opportunities for residents, over half 

of whom have felony records. Richmond (California), 

Pittsburgh, and other communities are seeking to replicate 

the “Cleveland Model.”  

 
 

Source: Excerpted directly from Treuhaft, Sarah, Blackwell, Angela 

Glover, and Pastor, Manuel, “America’s Tomorrow: Equity is the 

Superior Growth Model,” PolicyLink and USC Program on 

Environmental and Regional Equity (PERE), 2011, p. 23. 
 

https://hbr.org/2014/05/what-an-entrepreneurial-ecosystem-actually-is
https://hbr.org/2014/05/what-an-entrepreneurial-ecosystem-actually-is
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215 Christopher Meyer, “Budgeting for Opportunity: How Our Fiscal Policy 

Choices Can Remove Barriers Facing Marylanders of Color and Advance 

Shared Prosperity,” Maryland Center on Economic Policy, 

http://www.mdeconomy.org/budgeting-for-opportunity/, 2018. 
216 Meyer, “Budgeting for Opportunity,” 

http://www.mdeconomy.org/budgeting-for-opportunity/,.  

2008, all but one county were at or close to funding needed to satisfy 

the state’s academic standards215),six years after the recession  “more 

than half of Maryland’s Black students attended school districts that 

were underfunded by 15 percent or more, compared to only one in 

twelve white students. Only 21 percent of Black students attended 

districts that were at least 95 percent funded, compared to 34 percent 

of white students.” Of the 24 counties in Maryland, Prince George’s 

had the lowest percent of funding at 75.3%.  

Aside from the county investing more in PGCPS, Prince Georgians 

should advocate for the state legislature to: 

▪ Design educational investments to promote racial and ethnic 

equity; and 

▪ Update the school funding formula to ensure that schools facing 

the unique challenges associated with concentrated poverty have 

the resources to overcome them; and, commit to permanent full 

funding216 

We will address “educational equity” in more depth in Appendix A.   

Finally, beyond supporting Black and Latinx entrepreneurs, it will be 

necessary for County stakeholders to invest in black STEM graduates 

to help build up the local economy. The metropolitan DC region – 

and Prince George’s in particular – are among only a few areas of the 

country with very high percentages of African-American residents 

holding STEM degrees (along with the Bay area, San Diego/L.A., 

Portland/Seattle, and Minneapolis).217 

________________________________________________________________________ 

The metropolitan DC region – and Prince George’s in 

particular – are among only a few areas of the country 

with very high percentages of African-American 

residents holding STEM degrees (along with the Bay 

area, San Diego/L.A., Portland/Seattle, and Minneapolis).  

____________________________________________________________________________________________________________ 

Perry contends that there is an enormous upside to an investment in 

black STEM graduates because “[b]lack workers, especially in 

majority-black cities, want to leverage their assets like anyone else. 

Places with higher proportions of black STEM graduates have assets 

that companies and other black employees can build upon for future 

economic growth … [which] will create a virtuous circle of economic 

development. Companies with diverse staff will produce better 

products because they can draw on diverse perspectives to meet the 

demands of a diversifying marketplace. The places where these 

217 Andre M. Perry, “Clusters of black STEM graduates offer a map for future 

investment,” The Metropolitan Policy Program at Brookings, 

https://www.brookings.edu/blog/the-avenue/2018/08/02/clusters-of-black-

stem-graduates-offer-a-map-for-future-investment/, August 2, 2018.  

Equity-Driven Growth: Policies for Developing 

Entrepreneurs 

 

1. Effectively Promote Available Federal Resources to 

Entrepreneurs of Color. County government and other County 

stakeholders can educate and inform prospective entrepreneurs 

about federal resources available such as the Small Business 

Investment Companies (a financing vehicle) and Small Business 

Innovation Research (a research and development awards 

program).  The government can also promote resources from the 

Minority Business Development Agency at the Department of 

Commerce, where "entrepreneurs of color can obtain assistance 

in gaining access to capital, contracts, and markets."1 

2. Help Entrepreneurs Find the Mentoring and Training They 

Require. Since entrepreneurs of color are less likely to know 

other entrepreneurs from among their friends and family and, 

on the whole, are less likely to have held a management 

position involved in running a business, it is crucial to link 

budding entrepreneurs with business mentorships that help 

them learn the ropes. An excellent example of this is SCORE, a 

premier source of free and confidential small business advice 

for entrepreneurs and small businesses and a nonprofit 

resource partner with the U.S. Small Business Administration 

(SBA). SCORE has more than 300 offices across the country 

offering free business mentoring and low- or no-cost 

workshops, including an office in Herndon, Virginia. 

(https://www.score.org/).  

3. Expand Access to Entrepreneurship Training in K12 and 

Postsecondary Education. Community colleges and other 

career and technical training programs should include 

entrepreneurship education as part of their core training. Also, 

high schools should use the resources of the Network for 

Teaching Entrepreneurship (NFTE) to provide entrepreneurship 

education to interested youth of color. (https://www.nfte.com/)  

NFTE includes an office in the Baltimore/Washington Metro 

area, providing a “unique combination of high-impact student 

programs and exceptional teacher training and support to 

schools and other organizations.”1 In 2017, NFTE involved 

nearly 2,000 Baltimore / Washington Metro students in their 

in-school and summer program entrepreneurial studies. 

Sources:  Austin, Algernon, “The Color of Entrepreneurship: 

Why the Racial Gap among Firms Costs the U.S. Billions,” 

Center for Global Policy Solutions, April 2016, pp. 19-22. 

 
 

 

http://www.mdeconomy.org/budgeting-for-opportunity/
http://www.mdeconomy.org/budgeting-for-opportunity/
https://www.brookings.edu/blog/the-avenue/2018/08/02/clusters-of-black-stem-graduates-offer-a-map-for-future-investment/
https://www.brookings.edu/blog/the-avenue/2018/08/02/clusters-of-black-stem-graduates-offer-a-map-for-future-investment/
https://www.score.org/
https://www.nfte.com/
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companies are located will attract higher-quality, diverse talent that 

draws investment and accelerates business growth.”218 

 

SOLUTION: Leverage Anchors for Economic Inclusion 

We have already explored the many ways in which anchor institutions 

play critical economic development roles. In Prince George's anchors 

like the University of Maryland-College Park and the new University 

of Maryland Capital Region Health will both play central roles in 

fostering economic innovation in core industry clusters for the 

county. Thus, from a pure economic development perspective, they 

will play a critical role in the future development of the county. 

As necessary, however, are the roles they can play to ensure greater 

and more inclusive prosperity, especially for residents, small 

businesses, and neighborhoods who are at risk of being left behind 

by an innovation-based economy. 

PolicyLink, in their report “Leveraging Anchor Institutions for 

Economic Inclusion,” argues for pursuing four inclusion strategies 

with anchors locally: 

1. Invest in local neighborhood development for regional 

sustainability. What this entails: making transportation, public 

safety, commercial, housing, and cultural investments in the 

environment of the surrounding neighborhoods.  

2. Build and equitable economy while fostering innovation. What 

this entails: beyond providing opportunities to highly educated 

workers in technology-driven industries, anchors should open up 

opportunities to workers, residents, and students from low-

income communities and communities of color; explicitly design 

career pathways in these industries for low-income residents 

without a four-year degree; actively recruit students of color for 

technical and graduate degree programs. 

3. Contract with targeted businesses for procurement. What this 

means: focus institutional spending on goods and services 

offered by local, small, minority-owned, women-owned, and 

veteran-owned businesses; provide incentives for staff to procure 

locally; reduce bureaucratic barriers; provide preferences for 

these types of firms; and, provide technical assistance to help 

businesses meet the demands of qualifying as vendors. We 

explored this already in the previous section on local economic 

development. 

4. Provide workforce training, hiring incentives, and career 

development. What this means: create more effective pathways 

to both permanent, good-paying jobs while incentivizing hiring 

on construction jobs that are almost always occurring on campus 

                                                           
218 Perry, Brookings, 2018.  
219 Chris Schildt and Victor Rubin, “Leveraging Anchor Institutions for 

Economic Inclusion,” PolicyLink, 2015, pp. 3-6. 
220 Benner and Pastor, Just Growth, p. 15.  

or within facilities; and establish local, targeted hiring goals and 

partnering directly on workforce development and planning.219 

 

SOLUTION: Create Equitable Prosperity Coalitions 

In their extensive study of cities that pursued more just growth, 

Benner and Pastor found that “[p]erhaps the most significant element 

… was the role of some process or organization that helped bring 

together people from widely different constituencies in a way that 

helped overcome widely differing perspectives and knowledge 

bases.” 220 

This type of convening organization enabled very diverse leaders in a 

region to gain a deeper appreciation for a genuine range of 

perspectives, and although they didn’t always converge around 

common points of view, they realized that in some way “the future of 

the region in some way involves accommodating the diversity of 

priorities and perspectives.”221 

Similarly, Pacetti underscores in Brookings’ Growth and Opportunity 

report, “a growing skills gap, entrenched poverty, deteriorating 

infrastructure, and de-industrialization cannot be solved through 

shelter, food provision and near-term employer matchmaking. The 

challenges demand long-term solutions, such as collaborative, multi-

sector investments in education, innovation, entrepreneurship, 

employer-driven job training, and smarter transit. They require 

leadership and effort and go beyond the lifespan or scope of 

traditional year-to-year foundation support, tax levies or election 

cycles.”222 (emphases added) 

_______________________________________________________________________ 

Jurisdictions need to bring together those who are 

typically in the “growth” camp (e.g., economic 

development authorities; chambers of commerce; etc.) 

and the “opportunity” camp (e.g., social service agencies; 

neighborhood coalitions; faith networks; unions; etc.) to 

develop a joint agenda on both growth and opportunity. 
____________________________________________________________________________________________________________ 

Thus, a cross-sector leadership group, soon after it forms, must either 

embrace an existing or create a new equitable prosperity and 

equitable development agenda.  

Liu argues that city and county economic development organizations 

(EDOs) must serve as a key player in such a coalition, even though 

most EDOs see their primary job as positively selling their jurisdiction. 

However, EDOs, she says, must be ready to acknowledge the serious 

challenges they face in maintaining a dynamic economy in places 

221 Benner and Pastor, Just Growth, p. 15.  
222 Pacetti, p. 6. 
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where poverty is high, and that current efforts are not sufficient. In 

such a situation, it is not just EDOs that need to move out of their 

comfort zone, but every organization involved. 

Benner and Pastor argue that “jurisdictions need to bring together 

those who are typically in the "growth" camp (e.g., economic 

development authorities; chambers of commerce; and so on) and the 

"opportunity" camp (e.g., social service agencies; neighborhood 

coalitions; faith networks; and, unions) to develop a joint agenda on 

both growth and opportunity.”223    

All-in-Pittsburgh initiative provides an excellent example of a cross-

sector coalition. The Pittsburgh Equitable Development Steering 

Committee is made up of diverse stakeholders from non-profits, 

community development corporations, representatives from city 

agencies and the Mayor’s Office, and philanthropic organizations, all 

dedicated to advancing racial equity and equitable development and 

to changing public policy and local systems through a results-based 

accountability framework.224 See a list of their members below. 

Creating a cross-sector, multi-racial, equity and prosperity coalition, 

then, is an essential strategy to keep the many relevant conversations 

                                                           
223 Benner and Pastor, Just Growth, p. 15. 
224 All-in-Pittsburgh, “What is Equitable Development?” 

http://www.allinpgh.org/about/.  
225 Benner and Pastor, p. 15.  

and initiatives on track and to monitor progress on moving the 

needle on important equity indicators. The Just Growth authors 

conclude: 

“To achieve equity, you need ties that bind – where 

stakeholders and politicians perceive a mutual destiny 

across racial and class lines … [and, thus,] you need leaders 

across sectors that “develop a shared understanding of a 

region’s problems and possibilities”225 

` 

Conclusion 

Achieving equitable prosperity in the County is a highly complex and 

long-term endeavor. In sum, at the core of all the strategies proposed 

above, they boil down to three principles: 

• Continuously create high-quality opportunities for workers and 

businesses throughout the County 

• Increase the economic mobility of residents and households 

while reducing racial, ethnic, and gender disparities and 

increasing wealth for communities of color 

• Build up and support all neighborhoods and their residents 

so that everyone can experience a genuine quality of life and 

participate fully in the economy and amenities the County has 

to offer.226 

______________________________________________ 

In the next section, we examine the key elements that take us 

beyond economic issues, to land use, housing, and 

transportation inequities. If these inequities are addressed 

effectively, it will lead to important, positive social – and 

economic - results. 

 

See the summary of recommendations for this section starting 

on the next page.  

 

 

226 Alan Berube, Julie Bosland, Solomon Greene, and Chantel Rush, “Building 

Shared Prosperity in America’s Cities,” Shared Prosperity Partnership, 2018, p. 

4.  

http://www.allinpgh.org/about/
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Summary of Recommendations: The Path to Equitable Prosperity  

Fully Develop and Leverage Anchor Institution Partnerships 

• Study Best Practices for Anchor Partnerships. Executives at the EDC, UMCP, UMCRH, the new County Executive’s top economic advisors, 

and other key County economic stakeholders should further study the literature on anchor institutions and partnerships to find a wide 

range of examples that align best with our County’s context and assets and use those findings to develop a comprehensive anchor 

strategy for the County. Baltimore is one city that has numerous, fully developed anchor partnerships. (See Appendix D - The Anchor 

Dashboard: Aligning Institutional Practice to Meet Low-Income Community Needs, for indicators for anchors, p. 160) 

• Develop and Leverage Multiple Anchor Partnerships. The County Executive and the EDC should continue developing anchor institution 

partnerships with the important “eds and meds” organizations in the County: Higher Education: the University of Maryland-College Park, 

Prince George’s Community College, Bowie State University, and University of Maryland-University College.; Medical: University of 

Maryland Capital Region Health and Doctors Community Hospital.  

• Prioritize UMUC and UMRMC Anchor Partnerships. The County Executive and EDC should focus on creating the most comprehensive 

anchor partnerships with UMCP and UMCRH that focus not just on bolstering industry clusters and creating and enhancing innovation 

districts but also focusing on traditional anchor relationships, in which institutions would play the following roles: community infrastructure 

builder; workforce developer; employer of local residents, especially residents of color; procurement; real estate development; tailoring 

core products/services to serve the community.  

• Position UMCRH as Cluster Anchor. The EDC should work with executives at the University of Maryland Capital Region Health as the center 

of a health care and life sciences ecosystem in central county for driving growth in associated health practices, businesses, and research 

labs. 

• Partner with Prince George’s Community College. The EDC should look to continue to work with PGCC to strengthen the alignment 

between its education and training offerings with the four industry clusters and in alignment with projected, future workforce demands in 

those fields. 

• Partner with Bowie State. The EDC should work with Bowie State to ensure the institution aligns its pipeline of graduating STEM students 

with critical IT jobs in the County and region. 

• Partner with University of Maryland-University College. The EDC should work closely with University of Maryland-University College to 

ensure its cyber-security graduates from their degree and certificate programs are well aligned with the ever-growing list of cybersecurity 

jobs, especially in the County as that sector grows here as well as in the region.  

Develop a Pipeline of Entrepreneurs of Color 

1. Scale Up Programs to Support New Entrepreneurs. The EDC and the Chamber should look to develop and expand programs that support 

new entrepreneurs, particularly people of color and low-income people, and to support the growth of existing small business so that 

these businesses generate more jobs for the people who need them the most. In particular, find ways to help entrepreneurs to “link 

[them] to larger-scale opportunities – larger markets, larger sources of capital, and larger economic development and growth strategies.” 

(Treuhaft, et al, “America’s Tomorrow,” p. 22) 

2. Develop and Expand Incubator and Accelerator Initiatives. The EDC, Chamber, Roundtable, and other key economic stakeholders should 

develop multiple hubs and initiatives both to help incubate new businesses for entrepreneurs and to help accelerate the growth of new 

and young businesses. In particular, these same stakeholders should make sure to focus some of the incubators to include potential 

entrepreneurs from lower-income communities as well as to effectively address the capital needs of local business owners and 

entrepreneurs of color seeking to grow, because they experience greater challenges in access to capital.”  

3. Ensure access to capital. Innovation district leaders, especially those leading efforts in and around University of Maryland-College Park, should 

provide a roadmap to potential investors for broader private, civic, and public sector investment by (1) making compelling cases for 

investment, (2) creating special investment vehicles tailored to specific innovation activities, and (3) producing an investment prospectus that 

targets discrete types of investors and a wide range of investment-oriented institutions. 
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Pipeline of Entrepreneurs of Color (continued) 

4. Help Entrepreneurs Find the Mentoring and Training They Require. County government and other key stakeholders should develop 

initiatives to link budding entrepreneurs of color with business mentorships that help them learn the ropes. One important information 

source for them to connect with is SCORE, a premier source of free and confidential small business advice for entrepreneurs and small 

businesses and a nonprofit resource partner with the U.S. Small Business Administration (SBA). SCORE has a local office in Herndon that 

offers free business mentoring and low- or no-cost workshops. (https://www.score.org).  

5. Expand Access to Entrepreneurship Training in K12 and Postsecondary Education. Prince George’s Community College and other career 

and technical training programs in the County should include entrepreneurship education as part of their core training. As well, PGCPS 

should target high schools in each area of the county (North, Central, South) to serve as magnet schools for entrepreneurship and 

leverage the resources of the Network for Teaching Entrepreneurship (NFTE) to provide entrepreneurship education to interested youth of 

color. (https://www.nfte.com/)” In 2017, NFTE involved nearly 2,000 Baltimore / Washington Metro students in their in-school and summer 

program entrepreneurial studies. 

6. Effectively Promote Available Federal Resources to Entrepreneurs of Color. The County government and other local business/economic 

stakeholders should develop initiatives to educate and inform prospective entrepreneurs about federal resources available such as the 

Small Business Investment Companies (a financing vehicle) and Small Business Innovation Research (a research and development awards 

program); and also to promote resources from the Minority Business Development Agency at the Department of Commerce, to help 

entrepreneurs of color get help in gaining access to capital, contracts, and markets. 

All six of these recommendations are based on the report by Algernon Austin, “The Color of Entrepreneurship: Why the Racial Gap among 

Firms Costs the U.S. Billions,” April 2016, pp. 20-22.  

Implement Strategic Workforce Development 

• Study Best Practices in Workforce Development. County workforce development stakeholders (public and private) should study the full-

range of Baltimore’s workforce development initiatives, many of them cited in “Collectively We Rise” as well as best practices published by 

National Fund for Workforce Solutions (NFWS) covering exciting workforce initiatives, policies, and practices around the country. NFWS 

initiatives include the West Philadelphia Skills Initiative, the Kentucky Manufacturing Career Center, and the Minneapolis Saint Paul Regional 

Workforce Innovation Network. (Soricone, National Fund for Workforce Solutions, pp. viii-ix).  

• Align Higher Education Programs with Digital Jobs. County government should partner with the University of Maryland-College Park and 

University of Maryland-University College (the two largest providers of undergraduate and graduate degrees and certificates in the County) 

to align their pipeline of graduates to the digital jobs available in the county and region. 

• Prepare Residents for High-Demand, Middle-Skill Jobs. Near-term, County-based higher education institutions and other workforce development 

providers should prepare more residents for the current five most promising, middle-skill, occupations regionally across the two fields: medical 

secretary, medical records and health information technicians, Licensed Practical Nurses (LPNs), medical assistants, and computer user support 

specialists. The median hourly earnings for these positions ranged from $17.41 - $28.29. (Greater Washington Works, p. 9) 

• Bolster Industry Sector Partnerships on Workforce Development. The EDC and Chamber should identify organizations within the four industry 

clusters to lead the workforce development in their industries by bringing together industry-specific groups of employers, training and 

education providers, and community organizations that keep the industry strong while providing good jobs with advancement opportunities for 

workers, particularly those with lower-incomes.  

• Leverage Public Infrastructure Projects. The County Executive and County Council should leverage public infrastructure projects to create 

hiring provisions and community workforce agreements that link unemployed and low-income workers to good jobs and potentially, 

longer-term careers, while also enabling local and minority-owned firms to win infrastructure-related contracts and incentivize or require 

contractors to buy their supplies locally. 

• Further leverage Maryland EARN program. The County should continue to leverage Maryland’s Employment Advancement Right Now 

(EARN) program to develop additional workforce development partnerships with a focus on other high demand occupation/key industry 

areas such as cybersecurity/IT (as is being done in neighboring counties), health information technology (as in Howard and Baltimore 

counties), advanced manufacturing (in conjunction with the Maryland Manufacturing Extension Partnership). 

 

 

https://www.score.org/
https://www.nfte.com/
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Chapter Summary: The Key Tenets of Equitable Development   

This chapter looks at the legacy of inequitable land development, economic and residential, racial segregation, and urban 

renewal policies from the second half of the 20th century before articulating a range of housing, zoning, transportation, and 

neighborhood reinvestment policies and strategies to overcome this legacy and chart a path toward equitable development. 

• The Historical Racism of our Housing Policies: For much of the 20th century, the financing, development, and sale of 

housing in the U.S. – and in Prince George’s - were shaped by policies that helped White families – and discriminated 

against non-White home buyers – that allowed White families to achieve homeownership in desirable neighborhoods, 

supporting wealth accumulation, financial stability, and the ability to invest in the future. The residential segregation that 

resulted from these policies constrained people of color to higher poverty and lower opportunity neighborhoods, leading 

to poorer health, education, and employment opportunities. (Greene & Poethig, Urban Institute, 2015) 

• Discriminatory Zoning Ordinances. Zoning ordinances that have required minimum lot sizes and house sizes, specified 

allowable housing types and construction materials, and stipulated minimum dollar values have thus intentionally kept out 

lower-income people and maintained community homogeneity. Zoning has limited the choices of residents of color as to 

where they can live, often relegating poor black and brown residents to the least desirable locations. (Hannah-Jones, 

ProPublica, 2015) 

• The Challenges of Housing Affordability. Too many Prince Georgians (more than 60,000 households) are low or very low 

income, more than 130,000 households experience housing cost burden (spending more than 30% of income on 

housing) and more 36,000 of those experience severe cost burden, i.e., spending 50% or more of their incomes to pay 

for housing and related costs. Thousands of households experience substandard housing and overcrowding, much of 

that in communities near the D.C. border.  

High Priority Recommendations 

• Implement Policies to Prevent Displacement (see overall explanation on pp. 88-90 and the full list on 108). 

• Implement Policies to Preserve Current Affordable Home Choices (see overall explanation on pp. 90-92 and the full list on 

pp. 108-109). 

• Implement Policies to Create Quality, Affordable Home Choices, Especially Inside the Beltway (see overall explanation on pp. 

92-94 and the full list on pp. 109-110). 

• Implement Inclusionary Zoning Policies (see overall explanation on pp. 94-95 and the full list on p. 110).  

• Make Transit-Oriented Development (TOD) an Organizing Strategy for Equity. Make TOD central to the future economic 

and land use development in the county to ensure places are created that attract an educated workforce, while supporting 

revitalization in existing communities along the Green, Orange, and Blue lines. Revitalization should occur by preserving & 

stabilizing neighborhoods, enabling increased density, reinvigorating commercial corridors, integrating affordable housing 

and attracting new amenities.  

• Cultivate Long-term, Reliable TOD Champions from the public sector, philanthropy, and the nonprofit and/or community 

development fields is critical for ensuring use of a comprehensive community development lens for all TOD projects. 

• Build an Intentional Equity Focus into Transportation Service Delivery, especially through community outreach and planning 

processes that engage low-income residents and communities of color to address the ways in which the current 

transportation system is not serving them well. Find ways to increase service frequency in underserved areas, in 

neighborhoods from Adelphi in the north to Oxon Hill in the south in ways that connect disadvantaged communities to 

major transit hubs on the Green, Blue, and Orange lines. 
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Chapter Summary: The Key Tenets of Equitable Development (continued) 

Leverage Opportunity Zones to Reinvest in Underserved Neighborhoods 

• Ensure Residents Remain in Neighborhoods. County should make it a priority to ensure that current residents of 

Opportunity Zones are able to remain in neighborhoods or can benefit from rising property values. Examples include state 

and local tax abatements for low-income homeowners. 

• Ensure Residents Have a Seat at the Table. Opportunity Zones must include both “residents and people of color 

representing the community at the table and dollars set aside to support developers of color, goals and objectives 

promoting equity and inclusion… and technical support to create a pipeline for prospective businesses and developers to 

understand the opportunity and participate.” (Price, Impactαlpha, 2018) 

• Work with Partners Committed to Equity. The County must become fully prepared for the onset of investment groups and 

developers looking to take advantage of Opportunity Zones. The County should look to forge partnerships with key 

players already committed to equitable OZs like Enterprise Community Partners, LISC, and Project 500 to develop and 

implement OZ strategies aligned both with the equitable development goals of the County and of the communities 

directly involved and impacted by such projects.  

Implement Environmental Benefit Districts (EBDs) 

• Use EBD Approach to redevelop lower-income neighborhoods with environmental challenges. The County should utilize an 

integrated EBD approach in redeveloping lower-income neighborhoods that includes (a) preventing the permitting of industries with 

poor environmental impact (e.g., waste-to-energy facilities) or (b) preventing commerce with poor health impacts (e.g., unhealthy 

fast food), or (c) promoting the permitting of industries with zero emissions or retail focused on healthy food. 

• Use EBD in concert with TOD and OZ projects. The County should look to implement EBDs in concert, in some case, with transit-

oriented development, and in other cases with investments made in Opportunity Zones. Funds for EBDs can be leveraged through 

EEZs, HEZs, tax increment financing (TIF), community development block grants, and land grants, to name a few. 

Implement Community Benefits Agreements 

• We strongly recommend, especially, as more large-scale development projects come on line in the County, that the County 

government incentivize the development of CBAs between developers and community coalitions. Or take it a step further, as 

Milwaukee did for appropriate projects in a major redevelopment area in the city and require: employer participation in a County-

assisted local hiring plan; prevailing wages for construction workers; additional apprenticeship and training requirements for 

construction employment; a 20% affordable housing requirement  as well as policies to assist disadvantaged business enterprises 

and the consideration of green space and green design principles in RFPs 

• CBA coalitions should remain very involved in monitoring and enforcing agreements, and the monitoring should not be performed 

only by the coalition but include government agencies as well.  
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____________________________ 

 

When equity takes a backseat to this type of 

revitalization, disadvantaged groups get priced 

out of their own communities and cannot take 

advantage of new schools, economic 

opportunities, and health-promoting resources 

that accompany this development. 

 

- Sacoby Wilson, Malo Hutson, & Mahasin Mujahid

____________________________ 
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A Legacy of Inequitable Land Development 

ver the course of U.S. history, land development has been 

profoundly inequitable. Even today, cities, counties, and 

communities throughout the country struggle with the legacy 

of laws, policies, and practices that were at best wholly unfair and at 

worst, baldly racist. New laws and policy changes from the past half-

century have remedied some of the most egregious transgressions 

but frankly - especially when it comes to communities that remain in 

deep segregation and struggling with high poverty rates - the 

remedies have not gone anywhere near far enough. 

This section of the paper will focus on the barriers to equity faced by 

our County (and just about any urban jurisdiction in the country) 

because of land use, housing, and transportation policies and 

practices that have increased inequity. It will conclude with 

recommendations for how to overcome these historical and chronic 

inequities through more equitable policies and practices.  

A W.K. Kellogg Foundation report highlights the most recent 

consequences of inequitable development directly:  

“Research confirms what parents who strive to move their 

families to a better neighborhood have long understood — 

                                                           
227 Ani Turner, “The Business Case for Racial Equity: A Strategy for Growth,” 

W.K. Kellogg Foundation, 2018, p. 13. 

that where we live has a profound impact on our future. 

For much of the 20th century, the financing, development, 

and sale of housing in the U.S. were shaped by policies that 

helped White families achieve homeownership in desirable 

neighborhoods, supporting wealth accumulation, financial 

stability, and the ability to invest in the future. At the same 

time, these policies explicitly discriminated against non-

White home buyers, creating diverging paths for White 

families and families of color. The residential segregation 

that resulted from these policies constrained people of 

color to higher poverty and lower opportunity 

neighborhoods, leading to poorer health, education, and 

employment opportunities.  

Neighborhood revitalization efforts to improve existing 

communities and programs that provide options for 

families to move into neighborhoods with more 

opportunity are among the strategies beginning to undo 

the effects of these policies.”227  

 

O 
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How Housing Policies Have Led to Entrenched 

Segregation’ 

During the six decades of the Great Migration, six million African 

Americans left the South and redrew the nation’s map; by 1970, nearly 

half of the country’s African Americans lived outside the south 

compared to 10 percent in 1910. Early on, they moved into white 

neighborhoods, rarely living in places that were more than 30 percent 

black, but that didn’t last.  

Within a few years, “cities and towns began adopting zoning codes 

that designated neighborhoods as all-white and all-black. When the 

U.S. Supreme Court struck down those laws as unconstitutional, real 

estate agents wrote ‘codes of ethics’ that included bans on selling 

homes to African Americans outside of black areas. In some cities, 

white residents responded to the arrival of black families with riots, 

home bombings, and cross burnings. They formed associations 

dedicated to blocking even a single black family from moving in.”228 

The federal Home Owners’ Loan Corporation (in 1933) introduced the 

practice of redlining, denoting neighborhoods in which it would not 

lend. White neighborhoods were rated the least risky, black 

neighborhoods, the most. Black people could not buy in white 

communities or vice versa. 229 

Between 1934 and 1962, 98 percent of Federal Housing Authority 

(FHA) loans went to white borrowers. Policies encouraged white flight 

as even neighborhoods with small numbers of African Americans were 

rated as ‘hazardous.’ If white residents stayed, “they found their home 

values decreasing as the government refused to insure mortgages for 

new buyers.”230 

_______________________________________________________________________ 

Between 1934 and 1962, 98 percent of Federal Housing 

Authority (FHA) loans went to white borrowers. Policies 

encouraged white flight as even neighborhoods with 

small numbers of African Americans were rated as 

‘hazardous.’ If white residents stayed, “they found their 

home values decreasing as the government refused to 

insure mortgages for new buyers. 
____________________________________________________________________________________________________________ 

The Fair Housing Act of 1968 was designed for the government to be 

proactive, primarily by using its investments more wisely and 

intentionally to promote integration. “For states and localities that 

receive Housing and Urban Development (HUD) funding,” the policies 

                                                           
228 Nikole Hannah-Jones, “Living Apart: How the Government Betrayed a 

Landmark Civil Rights Law,” ProPublica 

(https://www.propublica.org/article/living-apart-how-the-government-

betrayed-a-landmark-civil-rights-law), June 25, 2015. 
229 Hannah-Jones 
230 Hannah-Jones 

dictated, “these funds are to be used to promote integrated 

residential patterns and increase neighborhood choice. It asks 

grantees to take affirmative steps to reduce the importance of place 

in shaping the lives of individuals and groups who face discrimination 

and constrained options in the housing markets—i.e., those who are 

“stuck” in places of concentrated disadvantage or “shut out” of places 

rich in opportunities. For decades, this provision went largely 

unenforced.”231 (emphasis added)  

To receive money for housing, localities are expected to identify 

barriers to fair housing, demonstrate how they have overcome them, 

and verify that they don’t discriminate. Yet in 2015, ProPublica’s 

research found just two occasions since 1972 (during which HUD 

delivered $137 billion in grants to states and municipalities) in which 

the HUD withheld money from communities for violating the Fair 

Housing Act.  

“But despite the Fair Housing Act, levels of residential segregation 

have barely budged in many of the large metropolitan areas where 

most African Americans live. Today, as in the 1960s, many argue that 

the separation of the races is a matter of personal choice. However, 

numerous surveys show that African Americans, more than any other 

group, want to live in integrated neighborhoods.”232 (emphasis added)  

In many cases, they can’t. “[B]lack Americans earning $75,000 a year 

typically live in poorer neighborhoods than white Americans earning 

$40,000 a year, according to an analysis of census data by John Logan 

of Brown University.”233  

 

Zoning Has too …  

Zoning has also played a central role in creating and solidifying 

segregation and, consequently, the accumulation of wealth. The 

original purpose of zoning was to try to control land use to protect 

the health, safety, property, and welfare of the population, without 

defining public welfare, leaving it to local governments to determine 

who constitutes the public that is being protected.  

 

“Early planning documents overtly stated that the 

reason for zoning was to protect private property, and 

“private property” was generally understood to refer 

to the “better” residential and commercial properties. 

… (thus) the purpose of zoning is to prevent change, 

or at least to seriously retard change, so as to make 

real estate investment a more predictable and less 

risky endeavor and therefore more profitable in the 

long run. Encouragement of stability in the real estate 

231 Solomon Greene and Erika C. Poethig,, “Creating places of opportunity: 

HUD’s new data- and community-driven approach,” Urban Institute (Urban 

Wire: Housing and Housing Finance, https://www.urban.org/urban-

wire/creating-places-opportunity-huds-new-data-and-community-driven-

approach), July 8, 2015.  
232 Hannah-Jones, 2015.  
233 Hannah-Jones, 2015.  

https://www.propublica.org/article/living-apart-how-the-government-betrayed-a-landmark-civil-rights-law
https://www.propublica.org/article/living-apart-how-the-government-betrayed-a-landmark-civil-rights-law
https://www.urban.org/urban-wire/creating-places-opportunity-huds-new-data-and-community-driven-approach
https://www.urban.org/urban-wire/creating-places-opportunity-huds-new-data-and-community-driven-approach
https://www.urban.org/urban-wire/creating-places-opportunity-huds-new-data-and-community-driven-approach
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industry was seen by policymakers to be beneficial to 

the general public.”234 

 

For much of the 20th century, zoning ordinances were racially 

discriminatory: “by requiring minimum lot sizes and house sizes, 

specifying allowable housing types and construction materials, and 

even specifying minimum dollar values, such ordinances keep out 

lower-income people and maintain community homogeneity. … 

[Historically,] zoning has limited the choices of certain groups as to 

where they can live, often relegating poor and discriminated-against 

people to the least desirable locations.”235 

 

“[E]xclusionary zoning policies have also kept poor, central city 

residents out of suburbs [and have made] it difficult to build multi-

family rental units that would allow lower-income residents to live in 

wealthy suburban developments with access to quality schools and 

employment. In addition, large lot size requirements reduce the 

supply of available land, drive up housing costs, and further keep out 

low-income families.”236 

 

The Legacy of Urban Renewal and the Recent Shortfalls 

of Urban Revitalization  

From 1950 until about 1970 in the U.S. many cities tried to overcome 

concentrated poverty by building highways through predominantly 

black neighborhoods in the city, almost universally to the same 

negative effect: It decimated countless close-knit African American 

communities leading African Americans to move to other city 

neighborhoods, where white residents then fled to the suburbs where 

blacks were not allowed.  

Over time, the concentration of poverty in those cities hardly changed 

and for decades the new wealth that white families built out in the 

suburbs, were intentionally out of reach of African Americans. As Raj 

Chetty has documented in his Equality of Opportunity project, this 

‘renewal’ damaged the prospects of millions of black children in these 

neighborhoods, “because neighborhoods matter and a low-income 

                                                           
234 Maantay, p. 1035. 
235 Maantay, p. 1037.  
236 Elliott Anne Rigsby, “Understanding Exclusionary Zoning and Its Impact on 

Concentrated Poverty,” The Century Foundation, June 23, 2016, p. 1.  
237 Semuels, Alana, “The Role of Highways in American Poverty,” The Atlantic 

(https://www.theatlantic.com/business/archive/2016/03/role-of-highways-in-

american-poverty/474282/), March 18, 2016.  

child who is born in certain low-income neighborhoods has a much 

smaller shot of achieving upward mobility than a low-income child 

born in a better neighborhood.”237 

To make matters worse, this exodus of white families hurt the finances 

of the cities. “As suburbs grew, they broke off from cities, taking with 

them tax revenues, even though their residents still used city 

services.”238 

________________________________________________________________________ 

[A] low-income child who is born in certain low-income 

neighborhoods has a much smaller shot of achieving 

upward mobility than a low-income child born in a better 

neighborhood. 
____________________________________________________________________________________________________________ 

More recently, urban planning has focused on revitalization - in both 

cities and suburbs – "with the potential to benefit all citizens 

regardless of color or class by improving living and built environment 

conditions and providing new housing, educational, and job 

opportunities."239 The focus in the 1990s into the 21st century was to 

rebuild or redevelop more livable places where people can live, work, 

and play, far less dependent on the auto. 

In part, this was considered smarter growth which included 

“conservation of open and green space, mixed land use, diversity in 

housing options, denser development, and the construction of 

compact neighborhoods that are walkable, livable, and sustainable.”240  

Smart growth has indeed provided an important framework for 

creating more sustainable cities and counties. However, a 

considerable amount of early, urban-based smart growth activity 

focused more on urban design and aesthetics (i.e., more attractive 

places to live, work, and play) and less on social equity and justice.  

In places like D.C., revitalization often reinforces the same inequitable 

development results that “occurred during the suburbanization and 

urban renewal eras of the twentieth century, particularly in resource-

poor and segregated neighborhoods where many disadvantaged 

populations reside. These neighborhoods are being replaced by 

upscale rental properties and homes for wealthier individuals and 

families without providing an adequate amount of public housing or 

mixed-income housing for current residents.”241 (emphasis added) 

When equity takes a backseat to this type of revitalization, 

disadvantaged groups get priced out of their own communities and 

“cannot take advantage of new schools, economic opportunities, and 

238 Semuels, 2016.  
239 Sacoby Wilson, Malo Hutson, and Mahasin Mujahid, “How Planning and 

Zoning Contribute to Inequitable Development, Neighborhood Health, and 

Environmental Justice,” Environmental Justice, Vol. 1, No. 4, 2008, p. 213. 
240 Wilson, 2008.  
241 Wilson, p. 214. 

https://www.theatlantic.com/business/archive/2016/03/role-of-highways-in-american-poverty/474282/
https://www.theatlantic.com/business/archive/2016/03/role-of-highways-in-american-poverty/474282/
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health-promoting resources that accompany this development. 

Inequitable development is concentrating displaced disadvantaged 

residents in hyper-segregated urban neighborhoods or decaying 

suburban neighborhoods.”242 

________________________________________________________________________ 

When equity takes a backseat to this type of 

revitalization, disadvantaged groups get priced out of 

their own communities and cannot take advantage of 

new schools, economic opportunities, and health-

promoting resources that accompany this development. 
____________________________________________________________________________________________________________ 

Richard Florida discusses the factors that contribute to inequitable 

development, particularly that advantage the wealthier classes. 243 

1. Density restrictions isolate the wealthy. 

“Density restrictions 

work to increase 

segregation, mainly by 

intensifying the 

concentration of 

wealth by walling 

wealthy groups off 

from other groups. … 

These wealthy classes 

drive overall economic 

segregation, by 

colonizing the most 

central, economically functional, and desirable locations—in turn 

shunting the poor, less educated, and service and working classes.” 

2. Restrictions in both cities and suburbs matter. 

“Economic segregation in cities and suburbs is much higher where they 

use more stringent land-use and density restrictions. Density restrictions 

in the city not only lead to higher housing prices (think San Francisco), but 

to greater economic segregation across a metro as a whole. Density 

restrictions are a culprit in the social fragmentation of metropolitan areas 

and should be relaxed where possible.” 

Density restrictions are a form of exclusionary zoning which prevent 

residents with lower-incomes and multi-family housing from being 

built. 

                                                           
242 Wilson, p. 214.  
243 These findings are excerpted and paraphrased from Richard Florida and 

CityLab, “The Segregation that Zoning Inflicts on Cities: Land-use restrictions 

can create concentrations of poverty and wealth throughout urban centers and 

their suburbs,” The Atlantic, January 5, 2016. (emphases added) 
244 Florida, The Atlantic, January 5, 2016.  

Florida also posits that local governments often feel pressured to 

restrict population growth and where that growth can occur and that 

segregation is lower in metros where state governments are “more 

involved in land-use regulation, residential development, and growth 

management  … especially as the problems of poverty, inequality, and 

segregation, shift from their historic location in cities and urban 

centers to suburbs and metropolitan areas more broadly.”244 

That is why zoning that is more inclusionary is so vital to urban 

revitalization and smart growth efforts. We will explore zoning 

solutions in greater depth shortly. 

 

Why Segregation Persists 

Recent research indicates that Americans want more racially mixed 

neighborhoods than what actually occurs. More than 50% of whites 

say they are comfortable living in communities that are more than 

20% black, while blacks indicate that although they would prefer to 

live in a neighborhood that is half white and half black, they would 

live in one that was less than that if it provided access to quality and 

affordable housing. 

So, if Americans prefer more racially mixed neighborhoods, why does 

residential segregation persist? “[T]he dynamics that sustain 

segregation now are far more complex and subtler. No single causal 

factor explains the persistence of racial and ethnic segregation today. 

Instead, research documents multiple factors at work to perpetuate 

segregation and undermine the stability of the mixed neighborhoods 

many Americans would prefer (Ananat and Siegel 2003). These factors 

include racial and ethnic discrimination, differences in information 

sources, differences in purchasing power, and the preferences and 

ultimate choices of home-seekers.”245  

To this day in many communities, black homebuyers are still more 

likely to be steered to racially mixed neighborhoods while comparable 

whites are steered to predominantly white neighborhoods. Hispanics 

incur similar types of discrimination.246 

________________________________________________________________________ 

To this day in many communities, black homebuyers are 

still more likely to be steered to racially mixed 

neighborhoods while comparable whites are steered to 

predominantly white neighborhoods. 
____________________________________________________________________________________________________________ 

245 Margery Austin Turner and Lynette Rawlings, “Promoting Neighborhood 

Diversity: Benefits, Barriers, and Strategies,” Urban Institute, August 2009, pp. 8. 
246 Sheila Dewan, “Discrimination in Housing Against Nonwhites Persists 

Quietly, U.S. Study Finds,” New York Times 

(https://www.nytimes.com/2013/06/12/business/economy/discrimination-in-

housing-against-nonwhites-persists-quietly-us-study-finds.html), June 11, 

2013. 

1 

 
 

Source: Prince George’s County Department of Housing and 

Community Development, “Prince George’s County Consolidated 

Plan FY 2016-2020,” 2015, pp. 11-13. 
 

https://www.nytimes.com/2013/06/12/business/economy/discrimination-in-housing-against-nonwhites-persists-quietly-us-study-finds.html
https://www.nytimes.com/2013/06/12/business/economy/discrimination-in-housing-against-nonwhites-persists-quietly-us-study-finds.html
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In the most recent discrimination study commissioned by HUD in 

2012 and conducted by Urban Institute, white and minority 

“testers” were sent out in 28 different metropolitan areas to see 

recently advertised houses or apartments. “Overall, black 

prospective renters were presented 11 percent fewer rentals than 

whites … and as prospective buyers, about 17 percent fewer 

homes. … White testers also were more frequently offered lower 

rents … [so] taking into account [lower] fees, deposits, and rents 

apartments were more likely to cost whites slightly less in the first 

year of rental than blacks might pay.” 

During the housing boom – and bust – that led up to this study, we 

already know that minorities suffered significantly from predatory 

lending and were twice as likely to be offered subprime loans even if 

they qualified for less expensive mortgages.247 

 

The Current Need for Affordable Housing in Prince 

George’s 

The County’s low-to-moderate income (LMI) populations are located 

mostly inside the beltway and are primarily Black or Hispanic. These 

residents “are housing cost burdened, residing in older housing units, 

and they experience comparatively high poverty levels. Within this 

context, the data reflect growing challenges in addressing the housing 

and related needs for the general LMI population and the special 

needs population including the elderly, frail-elderly, homeless, 

disabled and persons at-risk.”248 

Prince George’s County Consolidated Plan FY 2016-2020 focuses on 

current and future housing needs in the County with significant 

attention paid to cost burden/severe cost burden, overcrowding, 

substandard housing conditions for extremely low-income, low-

income, moderate-income, and middle-income renters and owners as 

well as the “disproportionate impact based on ethnicity.”249 

In the box in the next column, we highlight stark and 

discouraging data from 2015 regarding thousands of 

County households: 

Even though these statistics are 3+ years old, it is safe to 

assume that the scale of these numbers is comparable to 

existing conditions and circumstances. 

 

 

                                                           
247 Annie Lowery, “Wealth Gap Among Races Has Widened Since Recession,” 

New York Times (https://www.nytimes.com/2013/04/29/business/racial-

wealth-gap-widened-during-recession.html), April 28, 2013.  
248 Prince George’s County Department of Housing and Community 

Development, “Prince George’s County Consolidated Plan FY 2016-2020,” 

2015, p. 9.  

How Transportation Has Contributed to Inequity  

In “Evaluating Transportation Equity,” Litman reminds us that the 

evaluation of traditional transportation planning focuses on mobility – or 

physical travel – and typically has as its central measures, traffic speed and 

‘level of service on the roadway.’ However, he argues, the ultimate goal 

for people concerning transportation is accessibility, “which refers to 

people’s ability to reach desired services and activities. Various factors can 

affect accessibility including mobility, transport network connectivity and 

affordability, the geographic distribution of activities, and mobility 

substitutes such as telecommunications and delivery services .”250 

A focus on mobility favors modes of transportation that allow quicker 

movement and involve longer trips. Accessibility, on the other hand, 

“expands the range of impacts and options considered in planning. It 

recognizes the important roles that active and public transport can play in 

an efficient and equitable transport system, … and expands transport 

improvement options to include improvements to alternative modes, 

increased transport network connectivity, more accessible land use 

development, and improved telecommunications and delivery 

services.”251 

The table below explains the differences between a mobility focus and an 

accessibility focus clearly: 

 

249 PGC Consolidated Plan, pp. 10-11.  
250 Todd Litman, “Evaluating Transportation Equity: Guidance for Incorporating 

Distributional Impacts in Transportation Planning,” Victoria Transport Policy 

Institute, April 11, 2018, p. 6. 
251 Litman, p. 6.  

https://www.nytimes.com/2013/04/29/business/racial-wealth-gap-widened-during-recession.html
https://www.nytimes.com/2013/04/29/business/racial-wealth-gap-widened-during-recession.html
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Decisions made in transportation planning have many, significant equity 

implications, including:  

• “The quality of transportation available affects people’s economic and 

social opportunities.  

• Transport facilities, activities, and services impose various indirect and 

external costs, such as congestion delay and accident risk imposed on 

other road users, infrastructure costs not funded through user fees, 

pollution, and undesirable land use impacts. 

• Transport expenditures represent a major share of most household, 

business, and government expenditures. 

• Transport facilities require significant public resources (tax funding 

and road rights of way), the allocation of which can favor some people 

over others.  

• Transport planning decisions can affect development location and 

type, and therefore accessibility, land values, and local economic 

activity. 

• Transport planning decisions can affect employment and economic 

development which have distributional impacts.”252
  

Affordability – usually thought of in terms of the cost of housing for 

residents - is also a key factor for transportation planning. “[T]he 

interaction between housing and transportation costs provides a more 

meaningful measure [of cost]. Transportation is the second highest 

expenditure after housing in most regions”
 253 and in some metro areas is 

the highest expenditure. 

“While housing can cost less in the suburbs than in urban neighborhoods, 

transportation costs can consume almost twice as much in the suburbs.”
 

254 (emphasis added) The Center for Transit-Oriented Development 

provides an affordability index that merges housing and transportation 

costs for a neighborhood, then divides it by income. The index allows 

families who want to compare the prices in different areas when making 

decisions about where to buy or rent. The index is available online for 52 

metropolitan regions at www.htaindex.org.255   

So, what is transportation equity? The USC Program for Environmental 

and Regional Equity (PERE) defines transportation equity as: 

• Equitable access to quality, affordable transportation options and, 

therefore, employment, services, amenities, and cultural destinations; 

• Shared distribution of the benefits (e.g., jobs) and burdens (e.g., 

pollution) of transportation systems and investments; and 

                                                           
252 Todd Litman, “Evaluating Transportation Equity: Guidance for Incorporating 

Distributional Impacts in Transportation Planning,” Victoria Transport Policy 

Institute, April 11, 2018, p. 3.  
253 “TOD 201, Mixed-Income Housing Near Transit: Increasing Affordability with 

Location Efficiency," The Center for Transit-Oriented Development, 2009, p. 8. 
254 “TOD 201, p. 8.  
255 “TOD 201, p. 8.  

• Partnership in the planning process that results in shared decision-

making and more equitable outcomes for disadvantaged 

communities, while also strengthening the entire region.
256

 

Equitable transportation policies look to benefit economically and socially 

disadvantaged groups as a way of compensating for overall inequities. 

These policies look for ways to keep various modes of transportation 

affordable especially for lower-income residents and those that require 

special services; they also focus on preventing disadvantaged groups 

from shouldering excessive burdens in the form of pollution, accident risk, 

financial costs, and so on.257  

Disadvantaged groups include low-income residents, those who are non-

drivers, residents with disabilities and language barriers, adult or child 

caregivers, those who live far away from public transit, seniors, etc.
 258  

________________________________________________________________________ 

Affordability – usually thought of in terms of the cost of 

housing for residents - is also a key factor for 

transportation planning. The interaction between 

housing and transportation costs provides a more 

meaningful measure [of cost]. Transportation is the 

second highest expenditure after housing in most 

regions and in some metro areas is the highest 

expenditure. 

.____________________________________________________________________________________________________________A 

big shift in transportation policy in recent decades has been on walking 

and bicycling that is safe and convenient for everyone.  

“Walking and bicycling are prevalent among low-income people and 

people of color – but street conditions are even more dangerous than the 

walking and bicycling conditions experienced by white, middle-class 

Americans. In addition, the health, access, and community benefits 

provided by active transportation are crucial for low-income Americans 

and Americans of color, who have higher rates of obesity and physical 

inactivity. Many low-income Americans suffer from the lack of safe and 

convenient access to work, school, healthy food, health care, and other 

important destinations – addressing inequities in walking, bicycling, and 

public transit access can help overcome these challenges, while providing 

healthy physical activity.”
 259 

Here are some revealing statistics:  

• “Low-income people have the highest rates of walking and bicycling 

to work – the very highest rates of walking and bicycling to work are 

256 Vanessa Carter, Manuel Pastor, and Madeline Wander, “An Agenda for 

Equity: A Framework for Building a Just Transportation System in Los Angeles 

County,” USC Program for Environmental and Regional Equity, pp. 10. 
257 Litman, p. 4.  
258 Litman, p. 9.  
259 “Fighting For Equitable Transportation: Why It Matters,” Safe Routes to 

School National Partnership, 2015, p. 1.  

http://www.htaindex.org/
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among those who make under $10,000 per year, with high rates also 

seen for those making under $25,000 per year. 

• By race, people of mixed race and Asian Americans have the highest 

rates of walking to work, Latinos show moderately high rates, and 

whites and African Americans show the lowest rates. 

• Children of color, particularly Latinos and African Americans, are more 

likely to bike or walk to school than white students. Low-income 

children are twice as likely to walk to school as children from higher-

income families. 

• More than 60 percent of transit riders walk to get to and from their 

transit stops. African Americans make up 33 percent of public transit 

riders, riding at a rate that is two and a half times more than their 

share of the population. A high percentage of public transportation 

users are low- to moderate-income, with two-thirds of riders having 

household incomes of less than $50,000 per year, and 20 percent of 

passengers having a household income of less than $15,000 per year. 

• Latinos and Native Americans have a slightly higher rate of bicycling 

than whites. Growth in bicycle ridership is occurring most rapidly 

among African Americans and Asian Americans, with Latinos and 

whites following.”
 260 

These statistics explain why it is essential that city and county 

transportation departments prioritize transportation funding and 

investments for low-income communities with dangerous street 

conditions and ensuring they get the safe walking, bicycling, and street 

infrastructure they need to dramatically reduce the risks and dangers 

residents face in walking, biking, and bus transit in their neighborhoods.  

________________________________________________________________________ 

More than 60 percent of transit riders walk to get to and 

from their transit stops. African Americans make up 33 

percent of public transit riders, riding at a rate that is two 

and a half times more than their share of the population. 
____________________________________________________________________________________________________________ 

Lower income communities also encounter significant barriers to self-

sufficiency as a result of limited mobility to access jobs, health care, and 

other opportunities and suffer more severe health impacts than other 

communities do “from our current transportation system, with greater 

numbers of car-related injuries and deaths, and higher rates of asthma, 

heart disease, and other pollution-related illnesses. Transportation is also 

the largest source of climate pollution, and these impacts fall hardest on 

the most vulnerable communities.” 261 

                                                           
260 “Fighting For Equitable Transportation, p. 1.  
261 Stuart Cohen and Clarrissa Cabansagan, “A Framework for Equity in New 

Mobility,” TransForm, June 2017, p. 2.  
262 Stuart Cohen and Clarrissa Cabansagan, “A Framework for Equity in New 

Mobility,” TransForm, June 2017, p. 2.  

Transportation planning, however, is being forced to change significantly 

now and into the future because of new private transportation entrants 

who integrate advanced technologies and transportation are 

fundamentally changing the way people, especially in urban areas are 

getting around.
 262  

Examples of these new modes of transportation include:  

• “Shared vehicles (bike share, car share, and scooter share)  

• Ride-hailing or Transportation Network Companies (TNCs, e.g., Uber, Lyft) 

• Private micro-transit services, often using 15-person shuttle vehicles 

(e.g., Chariot) 

• Demand-responsive public bus service (e.g., AC Transit Flex) 

• Carpool apps (e.g., Scoop, Waze Carpool)”
 263 

These new transportation "services" have generated significant 

excitement nationally, particularly in the business press, and have 

attracted a large, paying customer base in many cities in the U.S. and 

internationally. Nevertheless, the “potential benefits of new mobility may 

be out of reach for those who need them most — people with limited 

income or mobility access, and those who have been harmed or left 

behind by transportation planning decisions in the past.” (emphasis 

added) Some of the significant issues that have already emerged include: 

• Barriers to accessing services especially for the unbanked, those with 

language barriers, and so on.  

• Reduced transit service, which will often mean lower income bus riders 

must pay considerably more because they can no longer depend solely 

on the public bus or rail system.   

• Discrimination, in which some proportion of TNC drivers operate with 

racial bias (based on a study in Seattle and Boston that showed the 

cancellation rate for one such service for men with black-sounding 

names was twice as high from those with white-sounding names).  

• Insufficient governance structures or regulations, especially as more 

public bus routes get eliminated while no regulations cover, for 

example, that TNCs must ensure ADA-accessible service.   

• Labor issues, in which all TNC drivers are independent contractors 

meaning they receive no benefits; as a result, it may be difficult to earn 

a living wage, especially when the cost of operating a vehicle translates 

into a significant expense against the income made.264 

Cohen and Cabensagan argue that government agencies should not 

allow private companies to remain a primary force creating our future 

transportation system. They say, “[l]eaders in transportation policy must 

intervene to put new mobility on the right track.  … We have a 

responsibility to harness tech advancements to redress persistent 

inequities. If we ensure that new mobility happens with public transit, 

263 Cohen and Cabansagan, “A Framework for Equity in New Mobility,” 

TransForm, p. 2.  
264 Cohen, TransForm, pp. 3-5.  
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walking, and biking as top priorities, and with disadvantaged 

communities at the forefront of our thinking, we can use this 

transportation revolution to reduce inequality.265 

At the end of this paper, we share a number of recommendations 

proposed by TransForm, a California-based policy and advocacy 

organization that promotes walkable communities with excellent 

transportation choices to connect people of all incomes to opportunity.266 

________________________________________________________________________ 

The potential benefits of new mobility (e.g., shared 

vehicles, ride sharing services, private micro-transit 

services) may be out of reach for those who need them 

most — people with limited income or mobility access, 

and those who have been harmed or left behind by 

transportation planning decisions in the past. 
____________________________________________________________________________________________________________ 

Both history and our current context allow us to understand better 

how our county – and others like it – have developed in such 

inequitable ways.  

In the pages that follow, we begin to document strategies that have 

shown promise in other jurisdictions to increase the equitability of 

development as those jurisdictions grow.  

 

Changing Affordable Housing Policies and 

Practices  

The American Planning Association, the nation’s largest membership 

organization of professional planners, promotes essential ingredients 

for a comprehensive housing plan, whether city or county: 

For communities to function, there must be an 

adequate supply of housing in proximity to 

employment, public transportation, and community 

facilities, such as public schools.  The housing stock 

must include affordable and accessible for sale and 

rental units, not only to meet social equity goals but 

also to ensure community viability. The development 

of a diverse and affordable housing stock must be 

carried out without sacrificing sound regulations that 

are in place to protect the environment and public 

health.267 

                                                           
265 TransForm, p. 6.  
266 http://www.transformca.org/landing-page/our-approach.  
267 American Planning Association, “Policy Guide on Housing” 

(2006), available at https://www.planning.org/ 

policy/guides/adopted/housing.htm. 

This statement provides valuable guidance about how we ensure 

sufficient amounts of affordable housing in a county that will grow by 

tens of thousands of residents over the next 15+ years. 

The Center for American Progress advises on what cities and counties 

should include in a comprehensive housing plan: 

• Housing should be safe, well built, and healthy 

• It should be affordable, generally defined as costing no more 

than 30% of a household’s income 

• Concerning affordability, moderate household income should be 

considered 81-120% of area median income (AMI); low, 51-80% 

of AMI; very low, 31-50% of AMI; extremely low income, below 

30% of AMI. [AMI currently in Prince George's is approximately 

$79,000.] 

• Affordability should consider the combined costs of the energy 

use and transportation needs that come with housing.268   

The Center for Neighborhood Technology developed the H+T Index 

which calculates the cost of housing and transportation for different 

geographies. It defines affordable as no more than 45% of household 

income.269 

As we move into the next decade, Prince George's County should 

strive to create more mixed-income neighborhoods centered on 

good schools, with good access to employment, basic needs, and 

transit and where it preserves and produces a sufficient amount of 

affordable housing for its residents' needs.270 

 

SOLUTION: Prevent Displacement in Neighborhoods 

Vulnerable to Redevelopment 

268 Joel Rogers and Satya Rhodes-Conway, “Cities at Work: Progressive Local 

Policies to Rebuild the Middle Class,” Center for American Progress, February 2014, 

p. 171. 
269 https://htaindex.cnt.org/  
270 Rogers et al., CAP, 2014, p. 172. 

http://www.transformca.org/landing-page/our-approach
https://htaindex.cnt.org/
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271 Beth McConnell, “Beyond Gentrification, Toward Equitable Neighborhoods: 

An Equitable Development Policy Platform for Philadelphia,” Philadelphia 

Association of Community Development Corporations, February 2015. 

The most significant risk the County faces in carrying 

out such a goal is the displacement of existing 

residents when new development or redevelopment 

occurs. 

Yes, the County should nurture new market-rate 

development and investment to strengthen its tax 

base, create more vibrant spaces, and create real 

downtowns that compete effectively with the 

Bethesdas, the Arlingtons, and the Tysons Corners of 

the region.  

However, on its own, such development rarely has 

positive benefit for those who are most economically 

(and racially) disadvantaged or struggling to remain in 

the working or middle classes. Therefore, the County 

must invest resources in ways that directly support 

residents and neighborhoods that have historically 

been hurt most during long periods of chronic 

disinvestment.  

This disinvestment in many County neighborhoods 

has led to “declining conditions in once-stable 

neighborhoods, [a build-up] of vacant lots, 

abandoned buildings, and poor property conditions, 

harming those that chose to remain, or who can’t 

afford to live in more attractive, safer neighborhoods. 

These blighted conditions also strip wealth from 

neighborhood property owners,271” in which they see 

their home values decrease significantly as blocks and 

whole neighborhoods decline.  

The Regional Government Alliance on Race and Equity 

(GARE) is a national network of local government 

agencies and jurisdictions working to achieve racial 

equity and advance opportunities for all. In its report 

“Equitable Development as a Tool to Advance Racial 

Equity” it lays out a series of goals and strategies to 

build great and strong communities that are resilient 

and have equitable access to the resources, amenities, 

and services they need to thrive.  

 

The authors, Curren et al., argue that to ensure that 

existing communities stay resilient and stabilize in the 

face of potential displacement, counties like Prince 

George’s need to “restructure decision-making 

processes so that people of color have real authority 

in planning and development decisions (emphasis 

added). This restructuring will require a process that is 

open, inviting, and transparent to people new to the 

process and will need to be structured to 

Policies to Prevent Displacement 
 

1. Implement best practices for building codes (including those developed by 

the International Code Council and the National Fire Protection 

Association), which provide a baseline from which to set standards that 

meet local conditions. These can help to ensure safer housing in the 

County. 

2. Establish targeted proactive building code inspection processes especially 

for neighborhoods undergoing active revitalization and use fees paid by 

rental property owners when registering their property to administer the 

inspection program. Seattle and Chicago have expedited building 

inspection cases by having a cohort of administrative law judges (called 

Repair Enforcement Boards) hear them.  

3. Create standards for in-building accessory dwelling units or ADUs. These 

provisions can help homeowners struggling to pay a mortgage to rent out 

parts of their property as long as owners bring these units up to code. 

4. Provide free training and information for landlords on maintenance codes, 

fair housing law, and best practices. Cities like Milwaukee and Portland, OR 

have found that such programs can stop problems before they begin.  

5. Require an annual rental property license for operators of multifamily 

properties. Permitting offices only grant a license if the property remains 

code compliant.   

6. Expand protected classes of the Fair Housing Act locally to include source 

of income, arrest or conviction record, gender identity, sexual orientation, 

previous housing status, and citizenship status.  

7. Fund fair-housing testing services and bring enforcement actions against 

housing providers who discriminate. Government agencies should pair 

these actions with conducting education and outreach to vulnerable 

communities (including limited-English speaking populations) on the law 

and tenants' rights. 

8. Take steps to prevent abandonment of homes, including mandatory 

mediation programs and foreclosure-prevention counseling as well as early 

warning, data-tracking systems (e.g., like in Minneapolis and Madison), and 

offering home-improvement loans or mortgage refinancing with partners 

or community-development finance institutions. 

9. Require vacant properties to be registered for a fee and ensure that the 

responsible party performs upkeep on the home. 

10. Establish a Land Bank (often a government or independent public entity) 

that converts vacant properties into either affordable housing, urban 

gardens/parks, and local businesses. Land banks keep the property under 

community control and out of real estate speculation. (e.g., Genesee 

County Land Bank in Flint, MI). 

 

Source: Rogers, Joel and Rhodes-Conway, Satya, “Cities at Work: Progressive 

Local Policies to Rebuild the Middle Class,” Center for American Progress, 

February 2014, p. 171-182. 
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accommodate the schedule and location needs of those with the least 

flexibility.”272  

At the same time, it is essential that government institutions make 

capacity building investments in their staff to support housing equity in a 

significant way. Equity in housing includes paying attention to racial 

equity in appointing members to boards and commissions that advise 

on development related issues and supporting staff to “use racial equity 

tools to analyze planning processes and land use and investment 

decisions are all ways to increase government’s internal capacity.”273 

Curren et al. also recommend that jurisdictions establish stabilizing 

policies and investments first before neighborhoods begin significant 

redevelopment. A number of these policies are summarized below. 

Why? Because “when gentrification begins in a community, existing 

residents and business owners are competing directly “with outside 

investors and incoming higher-income households for control of local 

assets like land and buildings. … [I]t is important to identify 

opportunities to work cooperatively so that focus remains on the core 

goal—that as neighborhoods by their very nature evolve, that 

evolution does not become a choice between those who were there 

and those who now enter the community. Preparation for this balance 

between competition and cooperation is critical.”274 

________________________________________________________________________ 

The County must invest resources in ways that directly 

support residents and neighborhoods that have 

historically been hurt most during long periods of 

chronic disinvestment. 
____________________________________________________________________________________________________________ 

One of the greatest fears long-time residents and small businesses 

who want to stay in their neighborhoods have about gentrification is 

getting priced out because of higher rents and/or increases in 

property taxes.275  

Thus, the County must craft effective policy solutions, particularly for 

small business and residential renters for whom few protections exist. 

In the Center for American Progress' 2014 "Cities at Work" Report, 

they offer several recommendations that are summarized here: 

Further, strategies to prevent displacement must “address the legacy 

of disinvestment that undermines quality of life and access to 

opportunities in neighborhoods where minorities predominate. Poor-

quality schools, lax police protection, inferior retail options, and the 

absence of parks, playgrounds, and recreational facilities deny 

                                                           
272 Ryan Curren, Nora Liu, Dwayne Marsh, and Kalima Rose, “Equitable 

Development as a Tool to Advance Racial Equity,” Local and Regional 

Government  Alliance on Race and Equity (GARE), September 2015, pp. 12-13. 
273 Curren, et al., pp. 12-13. 
274 Curren et al., p. 13.    
275 McConnell, 2015.  
276 Margery Austin Turner and Lynette Rawlings, “Promoting Neighborhood 

Diversity: Benefits, Barriers, and Strategies,” Urban Institute, August 2009, pp. 

11-12. 

residents of minority neighborhoods amenities that whites with 

comparable incomes take for granted.”276  

Typically, local governments pursue public investment strategies in 

response to market-led growth. This approach is likely only to worsen 

inequitable outcomes. In contrast, using “decision-making criteria for 

public service and capital investments can be weighted to account for 

the disparate outcomes experienced by communities of color …. 

Criteria can also account for the historical injustices that led to current 

day disparities such as a neighborhood being redlined or damaged by 

urban renewal or even the future likelihood of disparities worsening 

such as the likelihood of displacement.”277  

To County Executive Baker’s credit, the County has invested significant 

resources in many of these communities through his Transforming 

Neighborhoods Initiative (TNI). [see box on next page] 

For nearly eight years, the initiative has worked to combat the legacy 

of disinvestment and to deploy public safety, public works, and other 

County agency resources in a holistic way to lift them up. It is critical 

that the progress and success of this initiative continue in even more 

significant ways in the decade to come as inner beltway 

neighborhoods develop further especially around Blue, Orange, and 

Green Line Metro stations and Purple Line transit stations.  

These types of strategies to strengthen communities and enhance 

opportunities are also echoed in Baltimore’s Opportunity 

Collaborative Strong Communities, Strong Region report.278 

The County should also study cities that have undertaken significant 

gentrification and displacement studies to determine how to tailor 

policies for vulnerable neighborhoods in their cities.  

For example, Austin conducts a 3-part gentrification analysis that 

looks at vulnerability (what % of the population in a neighborhood is 

vulnerable to displacement), demographic change (what levels of 

demographic changes have been occurring in a neighborhood), and 

housing market change (how much housing market appreciation has 

taken place in the neighborhood).279 

It will be critical that the County pay most attention to those 

communities of color inside the beltway, especially near transit 

stations where market-rate development is most likely to occur. Thus, 

the County must look to deploy neighborhood revitalization 

strategies that more effectively equalize the amenities and services for 

every neighborhood. 

277 Curren, pp. 14-15. 
278 Opportunity Collaborative, “Strong Communities, Strong Region: The 

Baltimore Regional Housing Plan and Fair Housing Equity Assessment,” 

Baltimore Metropolitan Council, November 2014, p. 9.  
279 Heather Way, Elizabeth Mueller, Jake Wegmann, “Uprooted: Residential 

Displacement in Austin’s Gentrifying Neighborhoods,” University of Texas at 

Austin Center for Sustainable Development, 2018. 
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SOLUTION: Preserve Affordable Home Choices 

throughout the County  

According to the Cities at Work report, the availability of affordable 

housing has been in decline for many years at the same time nearly 

half of all renters are housing cost-burdened. Further, affordable 

housing built using federal funds usually time out after 20 years, so 

much of the housing built in the early to mid-nineties can be or have 

been converted to market-rate housing.280 

The same report urges that wherever possible local governments 

proactively determine which properties are timing out and develop a 

                                                           
280 Rogers, et al., 2014, p. 182-183.    
281 Rogers et al., 2014, p. 186.   

plan to maintain them as affordable. One way some cities have dealt 

with this is to “require all affordable-housing owners provide notice to 

the city and to each tenant before converting to market rate or to 

condominiums—a minimum of one year’s notice. If a tenant’s lease 

expires during the notice period, it must be extended until the end of 

the period. Boston requires five years’ notice to senior, disabled, and 

low- and moderate-income tenants with lease extension. 

“Notice laws are often coupled with the right of first refusal for the 

city, the tenants, or both. Wherever possible, usually as a condition of 

funding, it is important to reserve the right of first refusal for the city, 

the tenants, or both in the case of a conversion to market rate. These 

laws either give a timeframe in which the city or tenants can make an 

offer on the property or allow them to match private-sector offers. … 

Another key element is the availability of flexible funding when tenant 

groups seek to make a purchase [or assign the right to buy to an 

entity with affordable housing experience]. This assistance could be in 

the form of a dedicated local fund or a set aside in a housing trust 

fund. The Washington, D.C., Tenant Opportunity to Purchase Act gives 

tenants 120 days after notice to negotiate a sale and another 120 

days if a lending institution certifies that the tenants have applied for 

financing."281  

As an alternative, local governments can seek a partnership with 

nonprofit affordable-housing providers to help finance a purchase. 

Sometimes this nonprofit may get funded by financial institutions, or 

in the case of Portland Oregon, a partnership with the state and a 

large national foundation.282 

Too often, existing affordable housing units don’t receive the upkeep 

and ongoing investment needed to maintain the quality of that 

housing. Sometimes in these circumstances, speculators buy the 

apartment complexes with an eye to forcing out tenants and raising 

rents to achieve sufficient rates of return on their investments.  

In TNI neighborhoods and other comparable communities inside (and 

a few outside) the beltway, County government will need to identify 

potential "problem" units and intervene. Numerous jurisdictions have 

created property inventory systems that help keep track of all multi-

family properties through registering and/or licensing landlords. The 

County can help landlords implement best practices and access 

resources for upkeeping and improving their properties. Both New 

York City and Chicago have task forces that identify and track such 

properties and use a range of incentives to persuade landlords to 

reinvest in their apartment buildings.283  

Beyond these measures, the County can also institute a just-cause 

eviction law, which restricts evictions to a specific cause (e.g., failure to 

pay rent) and develop enforcement procedures for tenants’ rights and 

282 Rogers, et al., 2014, p. 187.   
283 Rogers, et al., 2014, pp.183-184.   

Transforming Neighborhoods Initiative (TNI)_ 

Prince George’s County 
 

The Transforming Neighborhoods Initiative (TNI) is a strategic 

initiative that focuses on improving conditions in some of the 

County’s troubled neighborhoods with an emphasis on helping 

the people who live there.  It is an innovative approach to 

governing that was launched in 2012 by County Executive Rushern 

L. Baker, III.  TNI grew out of a summer crime initiative in 2011, a 

police-oriented effort to reduce violent crime.  Through the use of 

data and analysis, the County Executive and his team determined 

that the best way to deter crime wasn’t just arresting people, it was 

addressing the root of recurring issues that cause crimes to 

happen.  Lack of job opportunities, limited access to healthcare, 

low performing schools, blight and other indicators were the 

challenges that faced select areas of the County.  The idea was to 

take a holistic approach to addressing these programs; and thus 

TNI was born. 

 

With a goal of Uplifting our Communities and the People Who 

Live in Them, the overall strategy of TNI is to utilize government 

resources to address the challenges impacting neighbors while 

increasing citizen and community engagement.  The idea is for 

government to partner with the community and show them how 

to address issues, work together and find solutions.  Through 

monthly team meetings and bi-monthly community meetings, 

hosted by the government in these TNI areas, County staff is there 

to assist residents to develop and implement jointly created action 

plans.  TNI is inspiring people in communities to be more engaged 

and to take matters into their own hands.  That is the real power of 

TNI. 

 

Source:  Excerpted in its entirety from “Brilliant Ideas at Work: 

Transforming Neighborhoods Initiative (TNI), 

https://www.naco.org/brilliant-ideas/transforming-

neighborhoods-initiative-tni., The National Association of 

Counties. 
 

https://www.naco.org/brilliant-ideas/transforming-neighborhoods-initiative-tni
https://www.naco.org/brilliant-ideas/transforming-neighborhoods-initiative-tni
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programs to protect and educate tenants in lower-income 

neighborhoods.284 

________________________________________________________________________ 

Numerous jurisdictions have created property inventory 

systems that help keep track of all multi-family properties 

through registering and/or licensing landlords. The 

County can help landlords implement best practices and 

access resources for upkeeping and improving their 

properties. 
____________________________________________________________________________________________________________ 

Some cities also have incentives that include “enhanced down 

payment assistance or low-interest loans for homebuyers who move 

to a neighborhood where their race or ethnicity does not 

predominate, equity insurance programs that guarantee homeowners 

in diversifying neighborhoods a reasonable sales price in the future if 

they remain in their homes today, and targeted enhancements to 

school quality, police protection, streetscapes, or parks and 

recreational facilities in neighborhoods that are racially or ethnically 

mixed.”285 

“Municipalities should also consider a "no-net-loss" housing policy, 

where developers would be required to replace housing units before 

demolishing any or to contribute to a fund that would do so. … If 

demolition cannot be prevented, landlords should be required to 

assist low-income tenants in finding suitable, affordable housing.”286 

Finally, the County should look to expand protected classes by 

prohibiting discrimination on the basis of “source of income, arrest or 

conviction record, gender identity, sexual orientation, previous 

housing status, and citizenship status. … [and] should conduct 

education and outreach on fair housing law and tenants’ rights, 

especially in vulnerable or limited-English-speaking communities.”287 

 

SOLUTION: Create Quality, Affordable Home Choices, 

Especially Inside the Beltway  

For a County that has a higher percentage of affordable housing 

anywhere in the region except for Washington DC, there is an 

understandable, initial tendency to claim that the County has 

provided its share, and now is the time for other jurisdictions in the 

region to step up.  

                                                           
284 Rogers, 184.  
285 Margery Austin Turner and Lynette Rawlings, “Promoting Neighborhood 

Diversity: Benefits, Barriers, and Strategies,” Urban Institute, August 2009, pp. 

12. 
286 Rogers, et al., p. 185.    
287 Joel Rogers and Satya Rhodes-Conway, “Cities at Work: Progressive Local 

Policies to Rebuild the Middle Class,” Center for American Progress, February 

2014, p. 176-177. 

The County has a unique opportunity to create a new benchmark for 

providing the level of affordable housing that its residents require 

while simultaneously catering to middle- and higher-income 

residents. The affordable housing need in the region is not 

disappearing any time soon. In D.C., for instance, 43,000 residents sit 

on an affordable housing waiting list, despite the creation of more 

than nine thousand new affordable units from 2001-2016.288  

As the County continues to grow, it will need a wide variety of 

housing types, at every level of affordability – from market rate to very 

low income (defined as 30% of AMI or less).  

The location of newly built affordable housing also matters – ideally 

close to employment centers and transportation hubs, in mixed 

income neighborhoods and mixed income buildings, and a variety of 

types – from accessory dwelling units (ADUs, discussed later in this 

section) to multifamily apartment buildings.  

________________________________________________________________________ 

As the County continues to grow, it will need a wide 

variety of housing types, at every level of affordability – 

from market rate to very low income (defined as 30% of 

AMI or less). 
____________________________________________________________________________________________________________ 

Below, we summarize a range of recommendations that the Center for 

American Progress makes to support the creation of new, affordable 

housing. Specific recommendations are bolded and italicized.  

The first is for jurisdictions to implement policies that “favor 

development in already-developed areas, or infill development … and 

[to develop] higher density housing … by-right.” 

By-right development streamlines projects that meet zoning 

requirements, providing developers with greater certainty and the 

opportunity for more efficient development, particularly for increasing 

affordable housing and transit-oriented development. This tool frees 

"developers from the need to seek waivers, variances, or rezoning.”289 

Fairfax County, for example, “has implemented by-right development 

in seven districts, with the goal of encouraging economic 

development through flexibility in zoning regulations and 

administrative processes in older commercial areas. These more 

flexible zoning regulations include 40-50-foot increases in building 

height, parking requirement reductions, and abbreviated fees and 

approval processes for development changes.”290 

288 Michelle Goldchain, “New interactive map details where affordable housing 

has been created, preserved in D.C.,” Curbed Washington DC 

(https://dc.curbed.com/2018/3/20/17144034/map-affordable-housing-

interactive), March 20, 2018.  
289 “Housing Development Toolkit,” The White House, September 2016, p. 14.  
290 White House, pp. 14-15.  

https://dc.curbed.com/2018/3/20/17144034/map-affordable-housing-interactive
https://dc.curbed.com/2018/3/20/17144034/map-affordable-housing-interactive
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Shortening permitting processes can also assist developers of 

affordable housing by reducing cost uncertainties and allowing them 

to be more responsive to demand. "In 2000, the Austin City Council 

created the S.M.A.R.T. Housing program, which offers residential 

developers serving low-income families waivers for development fees 

and expedited development review; since 2005, more than 4,900 

housing units have been completed through this approach.”291 

Off-street parking can become a significant problem in the 

development of affordable housing because standard requirements in 

neighborhoods are to provide such parking as part of a housing 

development. 

                                                           
291 White House, pp. 15-16.  
292 White House, p. 16.  
293 White House, pp. 16-17.  
294 White House, 2016, pp. 17. 

“These requirements have a disproportionate impact on housing for 

low-income households because these families tend to own fewer 

vehicles but are nonetheless burdened by the extra cost of parking’s 

inclusion in the development. The significant cost of developing 

parking –from $5,000 per surface parking spot to $60,000 

underground – is incorporated at the start of the project, which can 

impede the viability and affordability of the construction.”292 

Thus, eliminating off-street parking requirements especially within a 

half-mile of transit reduces the cost of affordable housing 

developments. In Seattle, eliminating within ¼ mile of transit and 

reducing requirements for developments a little further from transit 

by 50% sparked a wave of new construction.293 

It will also be important for Prince George’s to have zoning that allows 

for the development of higher-density and multifamily housing, 

especially in transit zones. In 2016, Fairfax County approved zoning 

changes to do precisely this.  

Zoning for micro-units should also be considered, as is done in New 

York City, D.C., and Seattle, among others.294 A micro-unit is a studio 

apartment typically less than 350 square feet; it has become popular 

among millennials over the past decade.295 

Accessory dwelling units (ADUs) are an important tool for expanding 

the available rental housing stock in neighborhoods with mostly single-

family housing. Beyond helping households struggling to pay their bills, 

ADUs also allow "families pulled between caring for their children and 

their aging parents … the costs associated with caring for multiple 

generations has increased significantly [in recent years] as a greater share 

of parents support their children beyond age 18.”296  

As discussed earlier, density restrictions in cities and counties have 

exacerbated economic and racial segregation. Density bonuses can 

help to undo such segregation by encouraging “housing development 

and incentiviz[ing] the addition of affordable housing units by 

granting projects in which the developer includes a certain number of 

affordable housing units the ability to construct a greater number of 

market-rate units than would otherwise be allowed.” 297 As a result, 

these bonuses can help seed the construction of more significant 

numbers of new affordable housing units.   

Both New York City and Seattle provide tax incentives for developers 

who construct affordable housing to spur this kind of development. 

When building new multi-family buildings, the developers set aside a 

certain percentage (20-25% often) that are income and rent-restricted 

295 “The Macro View on Micro Units,” Urban Land Institute Multifamily Housing 

Councils, 2016.  
296 White House, 2016, p. 17.  
297 White House, 2016, pp. 1. 

Big Picture Project: St. Paul MN 
 

When St. Paul, MN prepared to open its light-rail Green Line 

system in 2011, it initiated The Big Picture Project, a 10-year plan 

to address affordable housing goals. They set three objectives for 

the period 2011-2020:  

1. Invest in the production and preservation of long-term 

affordable housing 

2. Stabilize the neighborhood and invest in activities that help 

low-income people stay in their homes 

3. Strengthen families through coordinated investments 

As of 2016, they had made significant progress.  

• Built or preserved 3,573 units of affordable housing—80% of 

their 10-year goal. 

• Provided resources to help stabilize lower income families 

• in their homes, with more than 950 households served—61% 

of their 10-year goal. 

• Invested more than $4.2 billion in residential and commercial 

• development (not including the new stadiums) along the 

existing Green Line.  

• Built 1,269 affordable housing units of the 6,388 new housing 

units constructed. The affordable units serve families at or 

below 60% area median income ($51,960 for a family of 4). 

As impressive as this progress has been, the big concern continues 

to be stabilizing and supporting the most vulnerable households, 

especially low-income renters who are almost always the first to 

feel the pressures of displacement. 

Source:  Twin Cities LISC, “Progress Report 2016,” The Big Picture 

Project, 2016.  
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for a certain number of years in exchange for real estate tax 

exemption during those years. 298 

Taking advantage of the use of low-income housing tax 

credits – which gives State and local LIHTC-allocating agencies 

funds in annual budget authority to issue tax credits for the 

acquisition, rehabilitation, or new construction of rental 

housing targeted to lower-income households299 - would 

allow the County, in their high housing cost communities, to 

“expand the supply of moderately priced housing in 

communities where it is scarce.” 300 

Finally, the Housing Choice Voucher Program301 is a federally-

funded, locally administered rental assistance program that 

subsidizes the rent of lower-income families, the elderly and 

disabled to afford decent, safe housing in the private market 

through the use of federal funds. The Prince George’s County 

Housing Authority administers this program locally, however, 

it is chronically underfunded and the utilization rate needs to 

increase. This could be done by the County supplementing 

federal dollars with local dollars. Greater funds and better 

voucher utilization would enable low-income families to move 

to neighborhoods that are considered opportunity-rich (i.e., wealthier 

communities). 

 

SOLUTION: Fund Affordable Housing 

Funding for affordable housing is a complex subject that is beyond 

the reach of this paper. Approaches to funding must address both 

preserving and creating affordable housing and "publicly managed 

housing requires both upfront construction funding and ongoing 

operations and maintenance support."302  

Funding, especially from the federal government, has also become far 

more complicated over the last couple of years where recently 

proposed HUD policy approaches to affordable housing may set the 

country back several decades. With that said, the box below highlights 

various types of funding that support affordable housing. 

SOLUTION: Implement Inclusionary Zoning Vis-à-vis 

Affordable Housing 

Inclusionary Zoning – or IZ – has operated successfully in many 

communities. “IZ policies require or encourage developers to set aside a 

                                                           
298 White House, 2016, pp. 19-24. 
299 U.S. Department of Housing and Urban Development, “Low-Income 

Housing Tax Credits,” Office of Policy Development and Research (PD&R) - 

https://www.huduser.gov/portal/datasets/lihtc.html, June 2018 (revised).  
300 Margery Austin Turner and Lynette Rawlings, “Promoting Neighborhood 

Diversity: Benefits, Barriers, and Strategies,” Urban Institute, August 2009, pp. 

11. 
301 Maryland Department of Housing and Community Development, “Rental 

Housing Assistance: Housing Choice Voucher Program,” 

http://dhcd.maryland.gov/Residents/Pages/HousingChoice/default.aspx.  

certain percentage of housing units in new or rehabilitated projects for 

low- and moderate-income residents. This integration of affordable units 

into market-rate projects creates opportunities for households with 

diverse socioeconomic backgrounds to live in the same developments 

and have access to same types of community services and amenities.”303 

 “A RAND Corporation study of inclusionary programs in 11 jurisdictions 

nationwide shows that IZ provides low-income families with access to 

low-poverty neighborhoods and better performing schools. Study 

authors Schwartz et al. find that IZ homes are widely dispersed 

throughout each of the 11 jurisdictions, with 76 percent of the units 

located in low-poverty neighborhoods. Schwartz et al. also note that the 

various design components of IZ programs affect their potential for 

creating affordable housing and promoting social inclusion.”304 

Thus, IZ laws in these locations help facilitate working families to 

access high-opportunity neighborhoods are useful in assisting 

jurisdictions to reduce segregation and improve educational 

outcomes for students in low-income families because they have 

access to relatively low-poverty public schools. 

302 Joel Rogers and Satya Rhodes-Conway, “Cities at Work: Progressive Local 

Policies to Rebuild the Middle Class,” Center for American Progress, February 

2014, p. 198. 
303 Office of Policy Development and Research, “Inclusionary Zoning and Mixed-

Income Communities,” HUD, Spring 2013 

(https://www.huduser.gov/portal/periodicals/em/spring13/highlight3.html),  
304 Heather L. Schwartz., Liisa Ecola, Kristin J. Leuschner, and Aaron Koftner, “Is 

Inclusionary Zoning? A Guide for Practitioners,” RAND: Technical Report, 2012. 

Funding that Supports Affordable Housing 

 

• Community Development Block Grants (federal) 

• HOME Funds (federal) 

• Affordable housing trust funds (e.g., District of Columbia where the 

trust fund annually receives more than $100 million); cities like Santa 

Clara, CA have created another option to provide these funds, 

partnering with the private sector.  

• Special levies or bond issuances (examples in Fairfax County, VA, 

Austin, TX and Miami-Dade County) 

• One-time air rights and proceeds from sales of municipal property 

• A demolition tax or demotion permit fee 

• Real-estate transfer taxes (a percentage of the purchase price paid by 

the seller of property) 

• Setting aside a portion of tax-increment financing 

 
 

Source: Rogers, Joel and Rhodes-Conway, Satya, “Cities at Work: 

Progressive Local Policies to Rebuild the Middle Class,” Center for 

American Progress, February 2014, pp. 198-203. 

https://www.huduser.gov/portal/datasets/lihtc.html
http://dhcd.maryland.gov/Residents/Pages/HousingChoice/default.aspx
https://www.huduser.gov/portal/periodicals/em/spring13/highlight3.html
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305 Rachel Fyall and Alexander Casey, “Urbanizing for Equity: Harnessing 

Upzones as a Redistributive Policy Tool,” Cityscape, Vol 19, No. 2., pp. 10-11.  

However, IZ programs also tend to serve relatively more-advantaged 

(although still low-income) families than other subsidized housing 

programs. 

The “Cities at Work” report lays out 10 elements for an effective IZ 

policy. We feature these in a box on the next page. 

Of local note, D.C. government passed an inclusionary ordinance that 

allowed for IZ units in which the maximum rent or purchase price is 

set for three different income levels: 50% Median Family Income 

(MFI), 60% MFI & 80% MFI. As Prince George’s finalizes its new zoning 

ordinance, it will be important to consider bringing the MFI for IZ 

units to similarly low levels. 

As of this writing (late October 2018), the County’s new zoning 

ordinance had not been approved by County Council. Although it 

embraces several the recommendations we make on the subsequent 

page, it may not end up incorporating them all. Most importantly, it 

should align itself with the core affordable housing recommendations 

in the Comprehensive Housing Strategy. If it does not, it will limit to 

some degree what may end up being possible for affordable housing 

in the County. 

 

Upzone Development Rights (UDR) 

An additional zoning mechanism that communities have found 

success with is upzone development rights – or UDR. Fyall and Casey 

propose that the “public should benefit from the spikes in property 

values created by zoning policies, and once captured this wealth 

should help increase equity. A dedicated revenue source for 

redistributional purposes can serve as a meaningful antidote to the 

negative impacts of the urbanizing process on low-income 

populations. This practice embeds an equity component into 

urbanization, extracting value for redistribution only when market 

forces recognize land value increases.”305   

“Through a UDR system, cities obtain revenues not directly offset by 

corresponding costs known as windfall recapture. If windfalls fund 

equity investments, property owners within an upzone may not 

receive private financial gains from city zoning policy. Instead, we 

argue that the benefits of the wealth (property value increases) created 

through public action (upzones) need not accrue exclusively for the 

neighborhood where the wealth was created. Capturing windfalls for 

public purposes can fund broader issues of urban equity such as 

housing subsidies or targeted investments in less prosperous 

neighborhoods. This approach represents a significant departure from 

other common tools for capturing land value."306  

In Seattle, their upzoning policy allows homes and businesses in more 

residentially oriented neighborhoods to grow by one or two stories 

whereas, in more urban corridors, additional floors can be added. Why is 

306 Fyall and Casey, p. 11.  

Recommendations for Inclusionary Zoning 

 

1. “The policy should be mandatory.  

2. Units that are owned and rented should both be covered, 

as should different ownership models.  

3. Developments of all sizes should be covered, even 

buildings with few units.  

4. The percentage of affordable units required should be 

high. (The Boulder, Colorado, program begun in 1980 

requires 20 percent of units to be affordable.) 

5. Developers willing to produce very-low- and low-income 

housing should receive additional incentives. For 

instance, they could be allowed to meet a lower 

percentage of affordable units than those producing 

moderate-income units. 

6. The units should remain affordable for the longest 

possible time, preferably in perpetuity.  

7. Affordable units should be produced before, or at the 

same time as, market-rate units, preferably on the same 

site as the market-rate units.  

8. There should be alternatives to developers producing the 

units themselves such as payments in lieu of production 

or donation of land. These alternatives, however, should 

be structured so that they do not create fewer units than 

would be otherwise required, and developer eligibility for 

the alternatives should not be automatic. 

9. There should be some meaningful, nonmonetary 

incentive for developers who participate. Governments 

must tie incentives, however, to the realization of 

concrete policy goals. For example, density bonuses 

might be given to developers for the creation of very-

low-income units, but not units targeted at 80 percent of 

area median income.  

10. Finally, there should be a clear path to compliance with 

an IZ policy, the policy should be applied equally to all 

covered projects, and the local government should have 

a system for monitoring compliance and tracking 

success.” 
 

Source: Rogers, Joel and Rhodes-Conway, Satya, “Cities at Work: 

Progressive Local Policies to Rebuild the Middle Class,” Center for 

American Progress, February 2014, pp. 190-202. 
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this important? In places where individuals and families are struggling to 

keep up with rising rents and where it gets harder to afford to purchase a 

home, it allows for additional and more affordable housing opportunities 

for those exact kinds of residents.307 

________________________________________________________________________ 

A RAND Corporation study of inclusionary programs in 

11 jurisdictions nationwide shows that IZ provides low-

income families with access to low-poverty 

neighborhoods and better performing schools. 
____________________________________________________________________________________________________________ 

 

“Housing Opportunity for All:” Prince George’s Draft Comprehensive 

Housing Strategy (CHS), October 2018308  

As this paper was going to print, the Prince George’s Department of 

Housing and Community Development published a draft of its 

Comprehensive Housing Strategy (CHS).  

Fortunately, the CHS, which when finalized will serve as the County’s 

10-year plan to serve housing needs of all County residents, is 

remarkably aligned with almost all the above recommendations.  

It’s three primary goals are:  

• “Support existing residents, including long-time residents, 

seniors, residents with disabilities, and residents at-risk of 

displacement. 

• Attract new residents, including millennials, employers, and 

developers 

• Build on strategic investments & submarket conditions, including 

transit-oriented development (TOD) areas like the Purple Line 

Corridor, areas around strategic assets and major public 

investments, and areas that designated under the County’s 

Transforming Neighborhoods Initiative (TNI) and federal 

Opportunity Zones.”309 

The CHS outlines three cross-cutting strategies: enhance policies and 

incentives to promote housing development and preservation; 

increase collaboration, coordination, and transparency; and, expand 

funding and diversify financing mechanisms to increase development 

and other housing opportunities. Al three of these, done well, can 

really advance equitable development efforts.  

The CHS’s three “targeted strategies” are also well-aligned with our 

proposals:  

                                                           
307 “Upzones: What are they and what do they do?” Seattle for Everyone, 2017.  
308 Enterprise Community Partners, “Housing Opportunity for All: 

Comprehensive Housing Strategy,” Prince George’s County Department of 

Housing and Community Development, October 2018.  

1. “Encourage new, context-sensitive development that expands 

housing types to serve the county’s diverse population and 

distinct geographic character 

2. Improve quality of the county’s existing housing supply, including 

older homes and income-restricted properties, and help keep 

housing costs low to stabilize residents-at-risk of displacement 

3. Use new housing development and coordinated public 

investments to build stronger economic opportunity and 

revitalize neighborhoods.”310 

The first strategy will allow a wider range of housing that better fits 

the needs of seniors, families, immigrants, and so forth.  

The second strategy will especially help older residents and lower-

income residents and those residents who may not have the resources 

to improve their older homes. 

The third strategy will build upon and enhance efforts like the seven-

year Transforming Neighborhoods Initiative (TNI) and expand to other 

neighborhoods that might need it. 

The CHS acknowledges that to achieve many of its proposed actions, 

that the County will need to modernize its zoning code. Fortunately, 

the County has embarked on a new zoning ordinance in the same 

time frame that the CHS has been developed, and although it has not 

been finalized yet, most recent drafts aligned well (but not perfectly) 

with Housing Opportunity for All.  

One final organization to note on housing. The Housing Initiative 

Partnership, Inc. (HIP) 311is a green, nonprofit housing developer and 

counseling agency in Prince George’s dedicated to revitalizing 

neighborhoods. It looks to create housing and economic security for 

low- and moderate-income households. Prince George’s is fortunate 

to have a housing developer focused in this way – and their work 

aligns well with many of the equitable development proposals we 

outline in this section.  

 

SOLUTION: Implement Community Benefits 

Agreements 

Community Benefits Agreements (CBAs) provide another tool that low 

and middle-income communities can use to ensure development 

projects occur in equitable ways. Community groups in numerous 

cities (Los Angeles was first) have negotiated these agreements 

successfully in places like Pittsburgh, New Haven, Denver, and Atlanta 

(among others) and the agreements contain commitments from the 

developer across jobs issues and housing. 

309 Enterprise, “Housing Opportunity for All,” p. 4.  
310 Enterprise, “Housing Opportunity for All,” pp. 6-7.  
311 http://hiphomes.org/wp/  

http://hiphomes.org/wp/
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312 Joel Rogers and Satya Rhodes-Conway, “Cities at Work: Progressive Local 

Policies to Rebuild the Middle Class,” Center for American Progress, February 

2014, p. 130. 
313 Soursourian, p. 26.  

CBAs are "project-specific contracts between 

developers and community coalitions in which the 

developer agrees to provide certain benefits to the 

community hosting a project … [including] 

agreeing to hire a portion of the project’s workers 

from the immediate neighborhood, to provide 

living-wage jobs, to give special consideration to 

low-income or otherwise disadvantaged residents, 

to provide the training that allows workers to 

obtain the necessary job skills, and to include 

public park space in exchange for community 

support for the project.”312 These agreements are 

struck when a local government is considering 

approval of a large development project. 

CBAs can also "contain provisions related to 

affordable housing, living wages, local hiring, 

environmental justice, and resources for 

community services, although the specific nature of 

the CBA provisions is determined by the local 

community."313 

On the flip side, CBAs include “commitments by 

community representatives to (a) support the 

project during the public approval process, (b) 

refrain from litigation over the project, and (c) 

assist in the implementation of certain aspects of 

the CBA or project.”314 

CBAs are a departure from the typical development 

approval process in which the negotiation – and 

resulting development agreement - occurs 

exclusively between the developer and the local 

decision-making body. In these more traditional 

agreements, the community faces major challenges 

in getting their priorities incorporated into the 

agreement, and subsequently, getting them 

enforced if they are put in place. Frequently, the 

sought-after benefits in the agreement do not get 

implemented in full, or sometimes at all.  

The CBA becomes an agreement separate from the 

development agreement and contains only issues 

that the community coalition cares about.  

CBAs can lead to significant equity advancements. 

As an example, the Longfellow neighborhood in 

Minneapolis negotiated a unique and compelling 

CBA to ensure that the area surrounding a new 

TOD station remained affordable. The CBA 

314 Community Benefits Agreements and Organizing for Equitable 

Development: All-In Cities Initiative online policy toolkit,” PolicyLink, October 

24, 2018 presentation.  

Dallas – An Example of a City Planning for Social Equity 
 

Many communities are attempting to more inclusive and sustainable by “providing 

transportation options, safe street networks, affordable housing, and access to jobs, good 

schools, health care, healthy food, and green space.” 

 

In the early 2010s, Dallas looked for strategic ways to dispel concentrated poverty by 

“introducing connections and a better quality of life to disadvantaged neighborhoods.” In 

the 1960s, desegregation of the Dallas public schools led to white flight to the suburbs, 

leaving concentrations of poor black families in the city. Interstate highway construction 

beginning in the 1960s led to further isolation and disinvestment.” … “Equity is 

foundational to the city’s success, says Teresa O’Donnell, Dallas’ chief resilience officer 

and former chief planning officer. The Dallas resilience office, funded by the Rockefeller 

Foundation’s 100 Resilient Cities initiative … with a goal of addressing long-term stressors 

of poverty, income inequality, and social issues. The resilience strategy focuses on four 

key areas: transportation equity, healthcare, and access to medical services, decline and 

disinvestment in neighborhoods along racial lines, and economic resilience.”  

 

“The office sees it as patently unfair that residents in the city’s poorer neighborhoods 

don’t have access to better schools, housing, and services and the recent multi-billion-

dollar light rail system doesn’t reach a lot of the poorer neighborhoods nor do alternative 

modes of transportation (e.g., enhanced bus service).” … “Dallas has used strategies such 

as tax increment financing (TIF) districts to provide some transit districts to provide jobs 

and housing by mixing market-rate and affordable workforce housing with amenities 

and infrastructure investments in some of these neighborhoods and allows for an 

“increment-sharing arrangement, in which some projected revenues are passed from 

higher-income station areas to lower-income areas to subsidize development.” … 

 

“The Lancaster corridor in South Dallas is considered a model for development with 

transit-oriented development TIF and other public financing. “The 3.5-acre site includes a 

resort-style pool, fitness and business centers, a parking garage, and 14,000 square feet 

of ground-level retail and restaurant space. Half the units are affordable and half are 

market-rate.” … 

 

"The historically African-American neighborhood, now half-Latino with many seniors and 

immigrants, is fairly stable, though it still has high poverty and unemployment rates and 

many dilapidated buildings." However, it does demonstrate how this type of TIF plus land 

acquisition, infrastructure development, and other public subsidies can help to inject 

greater economic and social wealth into the neighborhood, says Peer Chacko, Dallas 

planning and urban design director. “The particular success of the market-rate 

component shows that.” 

 

Amy Cotter, manager of urban development programs for the Lincoln Institute, argues 

that a growing body of research demonstrates how important it is for communities like 

this engage the entire community in economic opportunity. "The way in which we 

choose to use our land either helps or hinders people's access to opportunity," Cotter 

says. 

 

Source: Directly excerpted from - McCormick, Kathleen, “Planning for Social Equity: How 

Baltimore and Dallas are Connecting Segregated Neighborhoods to Opportunity,” Land 

Lines, Lincoln Institute of Land Policy, Winter 2017, pp. 26-32. 
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required “that at least 30 percent of the units built be made 

affordable to low-income residents (meaning a family earning below 

50 percent of the area median income would spend no more than 30 

percent of their income on rent). This provision exceeds the City’s 

requirement that 20 percent of units be reserved for affordable 

housing. The CBA also requires the developer to pay a living wage for 

all jobs created by the project, including both construction jobs in the 

short-term as well as other jobs in the long-term.” 315 

However, CBAs do not come risk-free. “CBAs’ largest shortcoming is 

that they can take years to finalize and can drain community 

resources without a definite payoff. … You could invest in a two-year 

process that might not pan out.”316 

Staff turnover is also usually a challenge, as well, given the length of 

the process (multiple years). “It takes time to develop the relationships 

required to reach an agreement and changes in personnel can slow or 

derail the negotiations. … Thus, it is vital that those who are 

spearheading a CBA process communicate realistic expectations to 

their constituents.”317 

Compliance with CBAs typically result from poorly crafted agreements, 

with language not specific enough particularly around the lack of 

deadlines; others don’t have community partners involved at all and 

involve only governments and developers. Ben Beach, legal director 

for Partnership for Working Families, “recommends that community 

coalitions craft CBAs to explicitly permit courts to award ‘specific 

performance’ requiring a party that has not met its obligations to take 

certain actions to make things right.”318 

A successful CBA process can establish a benchmark for benefits 

agreements for future development projects in the County, educate 

elected officials regarding community needs and priority policies, and 

demonstrate to the development community the benefit of engaging 

directly with the community during the project approval process.319 

Beach also indicates that coalitions should expect to be very involved 

monitoring and enforcing the agreement, and the monitoring should 

not be performed only by the coalition but include government 

agencies as well.320 

Dorsey argues that local government agency involvement in the CBA 

process increases the likelihood an agreement will be put in place and 

to be in an important position to ensure its enforcement. Local 

government leaders can also establish “baseline laws or policies 

requiring that developers provide local hiring and contracting, living 

                                                           
315 Soursourian, pp. 26-27. 
316 Soursourian, p. 27. 
317 Soursourian, p. 27.  
318  Sherrell Dorsey, “Making Community Benefits Agreements Count,” 

Shelterforce: The Voice of Community Development - 

https://shelterforce.org/2016/10/21/making-community-benefits-agreements-

count/ - October 21, 2016. 

wages, or affordable housing across all projects that meet certain 

criteria. Similarly, city governments can enact ordinances, zoning 

codes, regulatory incentives, tax abatements, and other methods to 

promote across-the-board community benefits for residents.”321 

As an example, in Milwaukee County (WI) in 2004, the “County Board 

passed a legally binding resolution establishing a range of community 

benefits requirements for the series of redevelopment projects that 

[would] reshape downtown Milwaukee”322 in the years to come.  

The compact required: “employer participation in a County-assisted 

local hiring plan; prevailing wages for construction workers; additional 

apprenticeship and training requirements for construction 

employment; a 20% affordable housing requirement”323 as well as 

policies to assist disadvantaged business enterprises and the 

consideration of green space and green design principles in RFPs.  

In summary, we strongly recommend, especially, as more large-scale 

development projects come on line in the County, that the County 

government encourage the development of CBAs between 

developers and community coalitions.  

 

SOLUTION: Expand Transit Oriented Development 

Affordable housing in a County only takes us so far down the path of 

more equitable development.  

The strategies for preserving and creating affordable housing need to 

integrate with strategies for developing the right kind of transit and 

transportation for residents and workers.  

If you build affordable housing in places that are isolated from 

transportation, far from job centers, and where services and amenities 

are few, you end up with less desirable neighborhoods where low and 

middle-income (LMI) residents have greater difficulty getting to their 

jobs and having access to standard amenities like nearby banks, grocery 

stores, and other retail and services. 

"Affordable housing and transportation alone do not constitute a 

healthy neighborhood, but they are critical components of a larger 

comprehensive community development strategy that serves LMI 

individuals. Stakeholders should work together to ensure that 

neighborhoods located near quality transportation preserve and 

produce the right mix of housing that is affordable to various income 

levels, and that future transportation investments better connect 

319 “Community Benefits Agreements and Organizing for Equitable 

Development: All-In Cities Initiative online policy toolkit,” PolicyLink, October 

24, 2018 presentation.  
320 Dorsey, 2016.  
321 Dorsey, 2016.  
322 Julian Gross, Greg LeRoy, and Madeline Janis-Aparicio, “Community Benefits 

Agreements: Making Development Projects Accountable,” Good Jobs First and 

California Partnership for Working Families, 2005, p. 76.  
323 Gross, et al, p. 76 

https://shelterforce.org/2016/10/21/making-community-benefits-agreements-count/
https://shelterforce.org/2016/10/21/making-community-benefits-agreements-count/
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underserved communities to jobs, educational opportunities, services, 

amenities, and recreation opportunities." 324 

Why is it difficult for LMI residents to be far from job centers? “For 

working families earning between $20,000 and $50,000 and living on 

the outskirts of a region, auto ownership can be a real financial burden, 

with transportation costs exceeding housing costs in many instances. A 

new study by the American Public Transportation Association (APTA) 

calculates that people in the U.S. who used transit in 2009 saved an 

average of $9,190. This savings can be especially significant for LMI 

households.”325  

Transit-Oriented-Development (TOD), as we discussed earlier in the 

economic development section, refers to "a mixture of housing, retail 

and/or commercial development and amenities, referred to as mixed-

use development, integrated into the 

neighborhood within a half-mile radius of 

quality public transportation. The half-mile 

distance is based on research that has 

identified the average distance a person will 

walk to get to their destination."326 

The best kind of TOD incorporates equitable 

development and effective access to 

transportation networks and employment and 

other economic opportunities.  

TOD is both a site-specific development 

strategy, for example around New Carrollton Metro station, and a 

county-wide strategy as we see in Plan Prince George’s 2035, the Blue 

Line TOD Corridor Study, or the Southern Green Line Station Area Plan. 

These county-wide strategies can also link to regional efforts, as does 

the Purple Line Corridor Compact plan (a public-private, multi-

jurisdictional plan) or learn from collaborations around the county to 

develop land adjacent to stations in an equitable way.  

A report by Reconnecting America, “Weaving Together Vibrant 

Communities through Transit-Oriented Development,” contends that 

“[i]mproving regional connectivity between employment centers, major 

attractions and the places where people live will ultimately make the 

region, and savvy cities and towns located in the region, a more 

competitive place to do business by offering workers a wider range of 

commute options. Linking jobs, housing and other important 

destinations by transit will also ensure increased transit ridership, which 

is the bottom line for every transit operator.”  

The report also argues that “TOD can occur in a wide range of settings 

(for example new or well-established communities) and accommodate a 

variety of uses and densities, making it important to understand the 

implications that different types of “place” can have on an area’s TOD 

                                                           
324 Allison Brooks, “Weaving Together Vibrant Communities through Transit-

Oriented Development,” Community Investments, Volume 22 Issue 2, Summer 

2010, p. 9.  
325 Brooks, 10.  
326 Brooks, 10.  

potential.”327 See the chart from Reconnecting America on the next 

page. 

This chart demonstrates ways in which Prince George's can utilize 

TOD in practical ways to: 

1. Support revitalization in communities along the Green, Orange, 

and Blue lines by enabling increased density, reinvigorating 

commercial corridors, and integrating affordable housing 

2. Preserve and stabilize neighborhoods, households, and attract 

new amenities into those existing communities 

3. Improve access – and potentially reduce costs overall – for 

transportation and improve public safety and urban design 

Many TOD projects have not made equity, or benefitting LMI 

communities, a central focus even though those populations stand "to 

benefit the most from increased access to transit. Many TODs target 

upper-income communities and seek to capitalize on the recent revival 

in urban living. 

In some cases, TOD can price LMI residents out of their neighborhoods 

and push them farther away from jobs and transit, since for a TOD to be 

successful, it will necessarily increase land and housing costs. When this 

happens, instead of benefitting LMI residents, TOD projects can have 

the opposite effect, dramatically disrupting low-income 

neighborhoods."328  

Therefore, we have emphasized so strongly the need to integrate 

affordable housing, rezoning, and other strategies with an equitable 

approach to TOD.  

A focus on TOD can also address important demographic trends in the 

county, such as the doubling of the elderly population from 2000 to 

2030., More than a third of older Americans nationwide (> 13 million) 

“are considered low-income and [many] will be transit-dependent, 

[thus] there is likely going to be a growing demand for affordable 

327 Brooks, p. 8. 
328 Matthew Soursourian, “Equipping Communities to Achieve Transit-Oriented 

Development,” Community Investments, Volume 22, Issue 2, Summer 2010, p. 

22. 
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housing in TOD neighborhoods that are walkable, safe and close to a 

range of amenities and services.”329  

Soursourian argues that agencies often overlook how TOD can 

positively impact LMI communities – even beyond connecting workers 

to employment centers and spurring development in neglected 

neighborhoods. That is, it can: 

Reduce transportation costs, which can have a more significant 

impact on LMI households since they spend a larger share of 

their income on transportation relative to higher-income 

households. This frees up household income that can be used 

on food, education, or other necessary expenses. Low-income 

people are also less likely to own personal vehicles and therefore 

more likely to depend exclusively on public transportation to get 

to and from work, making reliable access to transit a necessity for 

their economic success.330 

Back in 2010, Denver provided a promising example of investing in transit 

and affordable housing simultaneously (see box on this page). However, in 

2018, Denver now battles a situation where the population has exploded 

from an economic boom since 2010, and housing for low-income 

residents and first-time buyers have become increasingly unaffordable. 331 

Denver’s experience highlights how difficult it is for local governments to 

make equitable TOD a high priority over a longer term. 

________________________________________________________________________ 

There is likely going to be a growing demand for 

affordable housing in TOD neighborhoods that are 

walkable, safe and close to a range of amenities and 

services. 
____________________________________________________________________________________________________________ 

As Brooks argues, it is essential to track over time how neighborhoods 

are changing. "Neighborhood-level change indicators can include: 1) 

Change in educational attainment; 2) Change in family structure; 3) 

Change in median household income; and, 4) Change in income 

diversity.  

Dramatic changes in these indicators can help planners identify which 

neighborhoods are experiencing gentrification and displacement, 

and which may be struggling with disinvestment, each calling for its own 

unique TOD strategy.”332 

Brooks reports that Los Angeles used this kind of analysis to tailor their 

TOD strategies for each of their 71 transit station areas, identifying what 

factors could make each vulnerable to displacement.333 

                                                           
329 Rodney Harrell, Allison Brooks, and Todd Nedwick, “Preserving Affordability 

and Access in Livable Communities: Subsidized Housing Opportunities Near 

Transit and the 50+ Population,” AARP, September 2009, p. 7.  
330 Soursourian, p. 22.  
331 Charlotte West, “Is the city of Denver doing enough to avert its affordable 

housing problem?” Mic.com - https://mic.com/articles/190539/is-the-city-of-

denver-doing-enough-to-avert-its-affordable-housing-problem#.5VCT4dfiL, 

August 1, 2018.  
332 Brooks, p. 11.  
333 Brooks, p. 11. 

Denver, Transit-Oriented Development,  

& Affordable Housing 
 

“In 2004, Denver-area voters approved a massive public investment in 

the region’s transit system that added 119 miles of new rail and 70 

stations in the region. Recognizing a unique opportunity to leverage 

this investment for urban redevelopment, the City of Denver 

embarked on an ambitious strategy to finance and preserve affordable 

housing around the light rail stations. 

 

Denver’s Office of Economic Development (OED is responsible for 

attracting businesses through incentives and for managing all of 

Denver’s affordable housing programs. … “As an economic developer, 

I know that when we are growing the economy, we run the risk of 

displacement and gentrification,” explained Andre Pettigrew, Denver’s 

Director of Economic Development. “We have to be cognizant of 

making sure that we have a diversity of housing and employment 

options,” he added. 

 

With the expansion of regional transit, OED anticipated that the new 

investments had the potential to displace lower and middle income 

(LMI) residents. At the same time, they recognized the opportunity to 

improve the affordability of the Denver region by lowering the costs of 

transportation. Working with the MacArthur Foundation, the City of 

Denver established a unique TOD Fund, which provided a new 

financing mechanism allowing for the acquisition and 

preservation of affordable housing along existing and new transit 

corridors.  
 

The TOD Fund eventually grew to $15 million due to new partners that 

have joined the project. Other investors in the Fund included U.S. Bank, 

Wells Fargo, Colorado Housing and Finance Authority, Rose 

Community Foundation and the Mile High Community Loan Fund. 

Plus, Maryland-based Enterprise Community Partners serves as the 

financial manager of the Fund and The Urban Land Conservancy (ULC), 

a local Denver non-profit, acts as the sole borrower of the Fund and 

oversees land purchases.  

 

The OED also leverages federal funds, including the Neighborhood 

Stabilization Program (NSP), to maximize the Fund’s impact.  “We are 

trying to make sure that in our neighborhoods, our NSP dollars work 

with our TOD Fund to get the ultimate leverage,” said Mr. Pettigrew.” 

 

Sources: TOD Fund - https://www.urbanlandc.org/denver-transit-

oriented-development-fund/.   And Soursourian, Matthew, 

“Equipping Communities to Achieve Transit-Oriented 

Development,” Community Investments, Volume 22, Issue 2, 

Summer 2010, p. 23-24. 
 

https://mic.com/articles/190539/is-the-city-of-denver-doing-enough-to-avert-its-affordable-housing-problem#.5VCT4dfiL
https://mic.com/articles/190539/is-the-city-of-denver-doing-enough-to-avert-its-affordable-housing-problem#.5VCT4dfiL
https://www.urbanlandc.org/denver-transit-oriented-development-fund/
https://www.urbanlandc.org/denver-transit-oriented-development-fund/
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The report resulting from a study of these 70+ transit stations in L.A. 

identified what factors that typify vulnerable TOD neighborhoods. Thus, 

carefully tracking demographic indicators and local market changes 

like 1) Median household income; 2) Percent of renter households, 

and 3) The share of expiring affordable units is critical to preventing 

displacement and maintaining affordability around transit stations.334 

 

Ensuring Success with TOD 

The way we invest in transportation in the County – and not just in TOD – 

will need to prioritize providing affordable and meaningful 

transportation options for people of color, low-income households, 

and renters. The County should pair transportation investments with 

investments in workforce development for residents who are not fully 

participating in the economy to “ensure certain numbers of people from 

targeted areas or populations with high unemployment are trained and 

hired to not only build new projects but also be employed by the 

incoming businesses.”335 

As we mentioned much earlier, because so little TOD has occurred in the 

County, many stations are ripe for such development, and ripe for 

significant inclusionary zoning-style development. This not only would 

include stations targeted to become ‘downtowns’ (i.e., Largo, New 

Carrollton, Prince George’s Plaza) as well as stations currently receiving 

significant new development (e.g., College Park, Branch Avenue, Greenbelt, 

and Suitland).  

Ultimately, the measures we use to determine whether TOD is a 

success or not “should be focused on how neighborhoods … are 

experiencing the multiple benefits of TOD that include lowered 

transportation costs for LMI households, improved access to 

economic opportunity, reduced VMT (vehicle miles traveled), and an 

overall reduction in greenhouse gas emissions.”336 

To ensure more equitable development and equitable TOD will 

require directly involving lower and middle-income communities and 

their advocates in the planning and implementation of such efforts.337 

Success will also require "collaboration and coordination across 

multiple stakeholders and the sustained involvement of champions  

who will hold the vision and big picture over the many years 

it takes to bring a successful TOD effort to fruition. TOD 

efforts require intermediaries that bring the diverse set of 

actors to the table (a silo buster!), identify needed expertise 

at the right time, and access needed investments to make 

key components fall into place or to fill in gaps. Having 

long-term and reliable champions for TOD from the 

public sector, philanthropy, and the nonprofit and/or 

community development fields is particularly important 

for seeing TOD through a comprehensive community 

                                                           
334 Brooks, p. 11.  
335 Curren, et al., "Equitable Development as a Tool to Advance Racial Equity," 

GARE, September 2015, pp. 14. 

development lens, rather than simply interpreting TOD as a 

project near a train station.”338 

TOD, when led and managed equitably, can lead to important outcomes for 

communities and the county as a whole (see adjacent box). Key to 

implementation is working in cross-sector partnerships.  

SPARCC, an initiative of cities involved in equitable TOD and funded by a 

consortium of national organizations, has articulated ten principles for 

successful cross-sector partnerships for Equitable TOD. In abbreviated form, 

they are: 

1. Begin by Identifying and Involving All Stakeholders. This will usually 

mean public sector (including elected officials, planning and transit 

agencies, municipalities, etc.), private sector (developers, business 

groups, etc.), community (neighborhood organizations, residents, CDCs, 

etc.) and, where relevant, institutional investors and large retailers. 

2. Lay a Foundation with Facts. This enable a more productive basis for 

discussions; ideally, the facts will be provided from sources perceived by 

all parties as neutral, and therefore trustworthy. It is also important for 

supporting a shared learning agenda so that members from different 

sectors can learn about and discuss issues in ways that help them 

understand each other’s perspectives.  

3. Create a Shared Vision, Operating Principles, and Outcomes. The focus 

here requires a collaborative process, in which all parties are willing 

to pursue a goal of helping all partners achieve their legitimate and 

336 Brooks, p. 12.  
337 Soursourian, Community Investments, p. 27.  
338 Brooks, p. 12.  

Potential Outcomes for TOD in the County 

 

▪ “Improved access to job centers and economic opportunity; 

▪ Expanded mobility choices that reduce dependence on the 

automobile, reduce transportation costs and free up income for 

other purposes; 

▪ Reduction in neighborhood isolation and concentrated poverty 

across a region; 

▪ Walkable communities that accommodate more healthy and 

active lifestyles; 

▪ Reduced vehicle miles traveled (VMT) and thereby lowered 

greenhouse gas emissions; 

▪ Reduced dependence on foreign oil; 

▪ Potential for added value created through increased and/or 

sustained property values where transit investments have 

occurred, which can be invested back into the community 
 

 

Source: Brooks, Allison, “Weaving Together Vibrant Communities 

through TOD,” Community Investments, Volume 22 Issue 2, 

Summer 2010, pp. 7-8. 
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realistic interests. Operating principles must be both 

clear and adaptable for use in a variety of situations.  

4. Establish Roles and Rules of Engagement. The partnership 

should seek to leverage the strengths of each partner and 

partners must be ready to be held to account both in the 

short- and long-term.  

5. Communicate Early, Often, and Effectively. Early on, this is 

focused on defining terms, especially around what is 

meant by equity and equitable. Ongoing, the partnership 

must establish how to communicate with one another in 

consistent ways – both within the partnership and with 

the community-at-large. 

6. Keep Moving. Partnerships need to find their “process 

sweet spot” in which it doesn’t get bogged down in too 

much talk and not enough action, and there’s a 

commitment to move forward from vision to goals to 

strategies to implementation. 

7. Address Institutional and Systemic Barriers. Examples of 

barriers include legal or government restrictions/ 

limitations, capital market’s expectations, zoning 

ordinances, and so on. The partnership’s charge is to 

recognize what those barriers are and determine the 

creative methods needed to overcome them. 

8. Be Leaders and Champions. All successful partnerships 

have strong, effective leaders – champions who help the 

partnership endure the challenging times – and often 

those come not from the public sector (whose priorities 

can change) but from the private and/or community 

sector. 

9. Hold Dearly, but Lightly, to the Intangibles. These 

developments cause disruption and at least some 

temporary displacement. Such disruptions and expected 

downsides must be dealt with honestly and transparently. 

They can also impact the culture of a neighborhood, 

which is critical but not always quantifiable, but must be 

dealt with in a straightforward way and help search for 

sustainable solutions that minimize the potential impacts. 

10. Celebrate Successes and Share Results. This harkens back 

to communication – the need to share the results of 

equitable TOD – and the partnership – widely; this will 

allow all stakeholders to understand what success has 

been achieved, what difficulties were encountered, and 

how this type of partnership can be improved for future 

endeavors.339 

                                                           
339 Julie D. Stern, Rachel MacCleery, and Christine Walker, “Promoting Cross-

Sector Partnerships for Equitable Transit-Oriented Development,” Urban Land 

Institute and Annie E. Casey Foundation, April 2011. 

The Purple Line Corridor Coalition:  

An Ambitious, Regional Equity Agenda 
 

The Purple Line Corridor Coalition (PLCC) is an innovative public-private-

community collaboration working to leverage Maryland’s largest transit 

investment in the 21st century to create a place of opportunity for all who live, 

work and invest in the corridor. 

When completed in 2022, the 16-mile Purple Line will cross eight jurisdictions and 

feature 21 stations (11 in Prince George’s, 10 in Montgomery) inside the Beltway. It 

will shape the growth and character of the communities along the Corridor for 

decades. Advocates hope the Line will usher in new business opportunities, better 

access to jobs, and more vibrant, livable communities for all.  

Yet experience elsewhere suggests that investments in rail transit could increase 

housing prices and rents by as much as 45 percent, meaning the Purple Line will 

intensify the need to protect and expand the supply of affordable housing to 

ensure equitable access to current and future amenities along the Corridor.  

The opportunity and the challenge encapsulate many of the equitable prosperity 

and development issues we’ve addressed in this report. 

The PLCC estimates that at least 10,000 below-market-rate rental housing units 

exist in the corridor and thus the risk of displacement for low-income families is 

significant, and thus will require collective and coordinated work across the 

corridor. The coalition is working to ensure housing opportunities for people of all 

income levels in communities throughout the Corridor, especially current LMI and 

transit-dependent residents. A large percentage of residents along the corridor are 

multi-generational immigrant and historically minority communities.  

The coalition will create a housing action plan in early 2019 to be followed by 

support for the implementation of the plan across impacted jurisdictions that 

enable the preservation and production of housing at all income levels.  

The PLCC will also focus on preserving small, minority-owned businesses in equity 

opportunity areas at risk of construction disruption and displacement. Many of 

these businesses provide important services to support ethnic communities and 

their retention is critical to the sustainability of diverse local communities along the 

corridor. In Prince George’s in particular, the coalition is focused on small business 

preservation in what is known as the International Corridor (which includes Langley 

Park, the Northern Gateway area all the way to Adelphi) as well as the Greater 

Riverdale Park area.  

Specifically, the PLCC will develop incentive programs to encourage small 

businesses to locate or expand in the corridor, explore opportunities in local 

entrepreneurship, creative arts, cooperatives, and micro-enterprises to foster small 

business growth, support minority entrepreneurs in both equity opportunity areas 

and in growing industries along the corridor. The coalition will also look to 

leverage the twelve Opportunity Zones along the corridor for impactful 

community reinvestment.  

You can find out more about the PLCC at http://purplelinecorridor.org/.  
 

http://purplelinecorridor.org/
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In Prince George’s and Montgomery counties, we have the very 

immediate opportunity to implement equitable TOD along an entire 

corridor, as workers construct the Purple Line from Bethesda to New 

Carrollton (see box next page). 

SOLUTION: Integrate Equity into Transportation 

Policy 

Although the Washington Metro area is well-known for its Metro transit 

system, as many know who live here, it has gone through major safety 

and funding challenges over the past decade. Finally, after years of 

internal strife within both the WMATA Board and the jurisdictions 

(Maryland, D.C., and Virginia) that support it, all three approved dedicated 

sources of funding of approximately $500 million per year going 

forward.340 While this is good news for Prince Georgians (and all Metro 

users), what it didn’t do was address major challenges facing the Metro 

bus network.  

The Greater Washington Partnership, a civic alliance of leading CEOs and 

entrepreneurs in the Capital region (from Baltimore to Richmond), 

published a report in 2018 – “Rethinking The Bus: Five Essential Steps For 

Improving Mobility In The Capital Region”– arguing that the bus systems in 

our region (including Metro buses and The Bus in the County) have not 

kept up with the region’s needs. The Partnership has proposed prioritizing 

dedicated bus lanes, overhauling bus routes, implementing more effective 

systems of payment and other tools to improve services.341 

The report emphasizes that in places like Prince George’s, away from its 

many transit stations, large portions of the population are not served by 

rail and never will be. The authors recommend “optimizing routes to 

improve service and better matching riders’ needs and demands; giving 

priority to buses on the road network by adding bus lanes and 

implementing a signal priority system that gives buses the right of way; 

and making boarding easier through an electronic or off-board payment 

system, efficient next-bus technology, and simple schedules.”342 

In spring of 2018, the Prince George’s County Department of 

Transportation published preliminary service improvement 

recommendations for its Transit Vision Plan. We support the intent 

behind the recommendations listed below to the County’s TheBus system 

as many of them address inadequate bus service, particularly for African-

American and Latin-x workers:  

• Improvements in service frequency, or the time between bus arrivals at 

a stop  

                                                           
340 Robert McCartney, Metro gets third and final ‘yes’ as Maryland commits to 

its full share of dedicated funding, Washington Post 

https://www.washingtonpost.com/local/trafficandcommuting/metro-gets-3rd-

and-final-yes-as-maryland-commits-to-its-full-share-of-dedicated-
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fbc50284fce8_story.html?noredirect=on&utm_term=.87b49ac00b66, March 22, 

2018.   
341 “Rethinking The Bus: Five Essential Steps For Improving Mobility In The 

Capital Region,” Greater Washington Partnership Issue Brief, 2018.  

• Improvements in weekday hours of service, so that routes would run to 

approximately 10:00 PM  

• Expansion of service to Saturdays 

• Modifying routes to make them more direct and convenient 

• Extending existing routes to key activity centers to strengthen 

connections within the County 

• Utilizing Call-A-Bus to provide first and last mile connections in parts of 

the County that are not currently served by the County’s fixed route 

system. If these services are successful, they may ultimately be 

converted to fixed route service.343 

In addition to the County allocating funds to support the implementation 

of these recommendations, the state should also be involved in providing 

their portion of the funds.  

Probably the most fully developed transportation equity plan that we 

uncovered during our research was from King's County, Washington. 

There are many approaches and strategies they utilize that we believe 

apply directly to Prince George's: 

• Build an intentional equity focus into the delivery of transportation 

services, especially through community outreach and planning processes 

that engage low-income residents and communities of color to address 

how the current transportation system is not serving them well. 

• Create broader and more meaningful access to transportation through 

community engagement and language translation as transportation 

options and choices change and/or grow.  

• Find ways to increase service frequency in underserved areas, which in 

our case, would be many of the neighborhoods inside the beltway 

from Adelphi in the north to Oxon Hill in the south. 

• Find ways to provide more frequent service that connects 

disadvantaged communities to major transit hubs, which in our case, 

would be to the Green, Blue, and Orange line stations. 

• Explore opportunities to understand better how access to education, jobs, 

social services, health care, and healthy food varies by location and use this 

information to revise transit service in ways that increase opportunity 

particularly to riders who have been historically disadvantaged. 

• Through outreach programs, educate riders on the benefits of active 

transportation, encouraging the use of transit, ridesharing, biking, and 

walking. 

342 Luz Lazo, “Business leaders warn that the Washington region’s inadequate 

bus system is stifling growth,” Washington Post 

https://www.washingtonpost.com/transportation/2018/09/18/business-

leaders-warn-that-washington-regions-inadequate-bus-system-is-stifling-

growth/?utm_term=.d043126dfdbc, September 18, 2018.  
343 “Prince George’s Transit Vision Plan: Preliminary Service Improvement 

Recommendations,” https://img1.wsimg.com/blobby/go/a3114558-dde4-

448c-a9da-7d760a351bf2/downloads/1cbcddog7_875839.pdf, 2018.  

https://www.washingtonpost.com/local/trafficandcommuting/metro-gets-3rd-and-final-yes-as-maryland-commits-to-its-full-share-of-dedicated-funding/2018/03/22/ecd63946-2dfa-11e8-8ad6-fbc50284fce8_story.html?noredirect=on&utm_term=.87b49ac00b66
https://www.washingtonpost.com/local/trafficandcommuting/metro-gets-3rd-and-final-yes-as-maryland-commits-to-its-full-share-of-dedicated-funding/2018/03/22/ecd63946-2dfa-11e8-8ad6-fbc50284fce8_story.html?noredirect=on&utm_term=.87b49ac00b66
https://www.washingtonpost.com/local/trafficandcommuting/metro-gets-3rd-and-final-yes-as-maryland-commits-to-its-full-share-of-dedicated-funding/2018/03/22/ecd63946-2dfa-11e8-8ad6-fbc50284fce8_story.html?noredirect=on&utm_term=.87b49ac00b66
https://www.washingtonpost.com/local/trafficandcommuting/metro-gets-3rd-and-final-yes-as-maryland-commits-to-its-full-share-of-dedicated-funding/2018/03/22/ecd63946-2dfa-11e8-8ad6-fbc50284fce8_story.html?noredirect=on&utm_term=.87b49ac00b66
https://www.washingtonpost.com/transportation/2018/09/18/business-leaders-warn-that-washington-regions-inadequate-bus-system-is-stifling-growth/?utm_term=.d043126dfdbc
https://www.washingtonpost.com/transportation/2018/09/18/business-leaders-warn-that-washington-regions-inadequate-bus-system-is-stifling-growth/?utm_term=.d043126dfdbc
https://www.washingtonpost.com/transportation/2018/09/18/business-leaders-warn-that-washington-regions-inadequate-bus-system-is-stifling-growth/?utm_term=.d043126dfdbc
https://img1.wsimg.com/blobby/go/a3114558-dde4-448c-a9da-7d760a351bf2/downloads/1cbcddog7_875839.pdf
https://img1.wsimg.com/blobby/go/a3114558-dde4-448c-a9da-7d760a351bf2/downloads/1cbcddog7_875839.pdf
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• Partner with local jurisdictions and community groups as ”complete 

streets” programs (transit, bike, and walk plans) get implemented with 

a particular focus on those who don’t have access to cars. 

• Expand programs that create mobility options for people with 

disabilities and seniors and expand partnerships with senior centers to 

support van sharing programs.344 

In the recommendations at the end of this section, we will expand upon 

these transportation options by also including recommendations for 

expanding equity in “new mobility.”  

 

SOLUTION: Leverage Opportunity Zones 

Opportunity Zones (OZs) is a new program, created as part of federal 

tax cuts passed by Congress in December 2017  

“The program offers a tax incentive for investors to deploy unrealized 

capital gains into Opportunity Funds that invest within designated 

Opportunity Zones. These zones are census tracts designated by 

states, and certified by Treasury, as meeting thresholds for high 

poverty or low income. Tax subsidies accrue to Opportunity Fund 

investors after holding the investments for intervals of five, seven, and 

10 years. [The U.S.] Treasury [Department] is preparing regulations [as 

of June 2018] that will govern how Opportunity Funds can invest 

these unrealized capital gains—estimated at $6.1 trillion market-

wide—in the 8,700 census tracts nationwide designated as 

Opportunity Zones.”345 

The map below shows the range of Opportunity Zones, by census 

tract selected by close-in jurisdictions in the D.C. region.  

The vast majority of OZs are inside the beltway in Prince George’s and 

east of the Anacostia River in Washington, D.C.  

“The Opportunity Zones program offers investors the following 

incentives for putting their capital to work in low-income 

communities: 

• A temporary tax deferral for capital gains reinvested in an 

Opportunity Fund. The deferred gain must be recognized on the 

earlier of the date on which the opportunity zone investment is 

sold or December 31, 2026. 

• A step-up in basis for capital gains reinvested in an Opportunity 

Fund. The basis of the original investment is increased by 10% if the 

taxpayer holds the investment in the qualified opportunity zone fund 

                                                           
344 King County EQUITY AND SOCIAL JUSTICE STRATEGIC PLAN: 2016-2022, 

Office of Equity and Social Justice, 2015, pp. 44-46 
345 Kevin Alin and Peter Truog, “The race for economic opportunity is about to 

begin. Who is ready?” Brookings Institution 

(https://www.brookings.edu/blog/the-avenue/2018/06/18/the-race-for-

economic-opportunity-is-about-to-begin-who-is-ready/), June 18, 2018. 

for at least 5 years, and by an additional 5% if held for at least 7 

years, excluding up to 15% of the original gain from taxation.  

• A permanent exclusion from taxable income of capital gains from 

the sale or exchange of an investment in a qualified opportunity 

zone fund, if the investment is held for at least ten years. (Note: 

this exclusion applies to the gains accrued from an investment in 

an Opportunity Fund, not the original gains). 

• According to the U.S. Impact Investment Alliance (a non-profit 

working to build an impact investing ecosystem in the U.S.) 

“[t]here are currently trillions of dollars’ worth of unrealized gains 

in the capital markets. If even a portion of those gains are moved 

to invest in distressed communities, it could have a 

transformative impact.” 346   

A number of nationally-known, social-impact oriented funds have 

gotten involved in 2018 including Access Ventures, LISC, Village 

Capital, and Bridge Housing, all of whom view Opportunity Zones as 

“a chance to drive prosperity in distressed communities.”347 

However, like any new initiative, especially one focused on transformative 

development, there is a genuine risk for distressed communities. The 

Urban Institute urges communities to be vigilant about how these 

investments get made, saying "[w]ith designated Opportunity Zones 

locked in for the next 10 years, it is up to the public and private sectors 

346 Economic Innovation Group, “Opportunity Zones: A new national community 

investment program that connects private capital with low-income communities 

across America,” https://eig.org/opportunityzones/about.  

347 Jessica Pathering, “Real estate funds move into opportunity zones, raising 

concerns about displacement,” Impact&Alpha - https://impactalpha.com/real-

estate-funds-move-into-opportunity-zones-raising-concerns-about-

displacement, August 1, 2018. 

https://www.brookings.edu/blog/the-avenue/2018/06/18/the-race-for-economic-opportunity-is-about-to-begin-who-is-ready/
https://www.brookings.edu/blog/the-avenue/2018/06/18/the-race-for-economic-opportunity-is-about-to-begin-who-is-ready/
https://eig.org/opportunityzones/about
https://impactalpha.com/real-estate-funds-move-into-opportunity-zones-raising-concerns-about-displacement
https://impactalpha.com/real-estate-funds-move-into-opportunity-zones-raising-concerns-about-displacement
https://impactalpha.com/real-estate-funds-move-into-opportunity-zones-raising-concerns-about-displacement


 

 
Page | 98                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

across the Greater DC region to ensure that greater levels of investment 

positively affect residents at all income levels.”348 

________________________________________________________________________ 

A number of nationally-known, social-impact oriented 

funds have gotten involved in 2018 including Access 

Ventures, LISC, Village Capital, and Bridge Housing, all of 

whom view Opportunity Zones as “a chance to drive 

prosperity in distressed communities. 
____________________________________________________________________________________________________________ 

Enterprise Community Partners is beginning to play a significant role 

in Opportunity Zones. Enterprise's mission is to create opportunity for 

low- and moderate-income people through affordable housing in 

diverse, thriving communities. It has created an "Opportunity360 

portal that offers a zone-by-zone breakdown of what each community 

needs and a framework for investors to achieve and measure positive 

social impact."349 

Enterprise is also looking to track how different funds are 

contemplating “responsible exits, and impact measurement and 

reporting around that. [or] whether a targeted property can deliver an 

acceptable return without displacing residents and changing the use 

of the property.”350 

The Beeck Center at Georgetown University has drafted guiding 

principles for Opportunity Zones to fuel an inclusive economy and 

drive social impact. They are included (in abbreviated form) in the 

next column: 

The Beeck Center’s Hall believes OZs have substantial potential to 

improve low-income communities in underserved rural and urban 

areas by attracting additional capital to finance businesses, 

community services, and other social enterprises. However, she 

cautions, "if Opportunity Zones and Opportunity Funds are designed 

in ways that solely benefit activities and projects that do not need a 

subsidy to succeed, including high end, real estate-based projects, 

then the legislation will not meet its potential for delivering 

meaningful impact.    

Opportunity Zones can and should create living wage 

jobs, improve community assets, and help build wealth 

                                                           
348 Brett Theodos and Brady Melxell, “Are Opportunity Zones in the Greater DC 

targeted to communities in need of investment?” Urban Institute - 

https://greaterdc.urban.org/blog/are-opportunity-zones-greater-dc-area-targeted-

communities-need-investment, June 20, 2018.  

349 Pathering, Impact&Alpha, August 2018.  
350 Pathering, Impact&Alpha, August 2018.  
351 Lisa Hall, “In the Land of OZ (Opportunity Zones) Who Will Benefit?” Beeck 

Center at Georgetown - http://beeckcenter.georgetown.edu/land-opportunity-

zones-benefit/,  March 13, 2018.  

for people in places that have not yet recovered from the 

global recession.”351  

In other words, these zones could help support many elements of 

what we’ve discussed here about equitable development.  

Maurice Jones, CEO of Local Initiatives Support Corporation (LISC) 

believes that the most important way for underinvested communities 

to take advantage of OZs is to "mobilize the full stack of capital – not 

only the different stages and types of financial capital but their social 

and human capital as well."352 

What are community capital stacks? They typically include debt and 

equity capital, grants (both public and private), and municipal bonds.  

By "stacking" various capital, a community can "ensure that the right 

stakeholders are at the table as opportunity funds actively look for 

deals. That means that more kinds of investments can participate in 

the uplift, not only real estate, but small businesses, affordable 

housing, and other basic services. LISC is among a number the early 

movers planning a series of opportunity funds."353 

Derrick Braziel, who supports local entrepreneurs of color in 

Cincinnati’s Over-the-Rhine neighborhood, argues that those working 

to create impactful projects in Opportunity Zones must include both 

“residents and people of color representing the community at the 

table and dollars set aside to support developers of color, goals and 

objectives promoting equity and inclusion… and technical support to 

create a pipeline for prospective businesses and developers to 

understand the opportunity and participate.”354 

Melissa Bradley, the founder of Project 500, is planning a $100 million 

opportunity fund to help address funding challenges that business 

founders of color in OZs face in 10 different cities, including the D.C.-

Baltimore region. Project 500 has committed $10 million to entrepreneurs 

of color across the ten cities. Already in the DC-Baltimore region, Project 

500 has worked with nearly 500 entrepreneurs, more than half of which live 

in high-poverty neighborhoods.355 

ImpactAlpha has identified 10+ impact fund managers who are early 

movers into the OZ space. They believe that those initial funds will 

shape the early evolution of the field. If those early innovators remain 

genuinely committed to positively impacting distressed communities, 

352 Dennis Price, “Community capital stacks bring the right money to the table 

in new ‘opportunity zones,’” ImpactAlpha 

(https://impactalpha.com/community-capital-stacks-bring-the-right-money-

to-the-table-in-new-opportunity-zones/), August 7, 2018.  
353 Price, ImpactAlpha, August 2018. 
354 Price, ImpactAlpha, “Community capital stacks,” August 7, 2018. 
355 Dennis Price, “Melissa Bradley: Boosting the success of Washington D.C.’s 

founders of color,” ImpactAlpha (https://impactalpha.com/melissa-bradley-

boosting-the-success-of-washington-d-c-s-founders-of-color/), March 2, 2018.  

https://greaterdc.urban.org/blog/are-opportunity-zones-greater-dc-area-targeted-communities-need-investment
https://greaterdc.urban.org/blog/are-opportunity-zones-greater-dc-area-targeted-communities-need-investment
https://impactalpha.com/community-capital-stacks-bring-the-right-money-to-the-table-in-new-opportunity-zones/
https://impactalpha.com/community-capital-stacks-bring-the-right-money-to-the-table-in-new-opportunity-zones/
https://impactalpha.com/melissa-bradley-boosting-the-success-of-washington-d-c-s-founders-of-color/
https://impactalpha.com/melissa-bradley-boosting-the-success-of-washington-d-c-s-founders-of-color/
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it will hopefully lead to the creation of case studies and models that 

others around the country can learn from.356 

This past summer, PolicyLink published recommendations to ensure 

the practice of OZ work embodies equity and full inclusion for the 

most vulnerable.  

They recommend that all key stakeholders (investors, developers, 

government officials, philanthropists, advocates) guide OZ 

investments toward the same types of outcomes we’ve focused on 

throughout this entire section: 

• Equitable growth 

• Development without displacement 

• Healthy communities of opportunity 

Moreover, they provide specific guidelines for each stakeholder 

group involved. They advise all stakeholders to: 

• Engage residents in setting priorities for investment in the 

zones. 

• Create and use equity assessments to understand the benefits 

and harms of investments proposed for each zone and to hold 

investors and local and state officials accountable for prioritizing 

projects that deliver on the above outcomes.  

• Monitor and report outcomes regularly. 

• Prioritize investments – and dedicate government dollars - in 

projects that yield equitable growth, development without 

displacement, and healthy communities of opportunity. 

The County must become fully prepared for the onset of investment 

groups and developers looking to take advantage of Opportunity 

Zones. The County should forge partnerships with key players 

already committed to equitable OZs like Enterprise Community 

Partners, LISC, and Project 500 to develop and implement OZ 

strategies aligned both with the equitable development goals of the 

County and of the communities directly involved and impacted by 

such projects. 

The best resource document on OZs right now is: 

https://www.communityprogress.net/filebin/Community_Progress_Op

portunity_Zones_Webinar_09.27.2018.pdf  

 

 

 

                                                           
356 Dennis Price, “Early movers are getting a jump on opportunity zones – and 

the future of community investing,” (https://impactalpha.com/early-movers-

 

 

 

 

are-getting-a-jump-on-opportunity-zones-and-the-future-of-community-

investing/), July 18, 2018. 

Some Guidelines for Opportunity Zones 

 

1. Impact objectives for Opportunity Zones should be established 

and tracked, including but not limited to goals for raising the 

standard of living for current residents. Examples include output 

goals like the number of new businesses created, living wage 

jobs created and affordable housing units. 

2. The selection process for Opportunity Zones should consider 

the capacity of neighborhoods to absorb private capital and 

existing infrastructure needed to enable investments in 

businesses as well as real estate.  States should seek to 

integrate investments generated by the tax benefit to 

complement and leverage existing and prospective economic 

activities in designated Opportunity Zones. 

3. Opportunity Zones should be selected with consideration given 

to environmental issues … and that businesses located in 

Opportunity Zones adhere to environmental best practices. 

4. Efforts should be made to ensure that current residents of 

Opportunity Zones can remain in neighborhoods or can benefit 

from rising property values. Examples include state and local tax 

abatements for low-income homeowners. 

5. States should identify and support community development 

intermediaries, like CDFIs and community banks, that can 

provide debt financing to support businesses and real estate 

that will benefit from equity investments from Opportunity 

Funds. 

6. In addition to prohibited business activities like gambling and 

liquor stores, states should discourage the creation of new 

businesses in Opportunity Zones which disadvantage low-

income communities like payday lenders. 

Source: Hall, Lisa, “In the Land of OZ (Opportunity Zones) Who Will 

Benefit?” Beeck Center at Georgetown - 

http://beeckcenter.georgetown.edu/land-opportunity-zones-

benefit/,  March 13, 2018.  

https://www.communityprogress.net/filebin/Community_Progress_Opportunity_Zones_Webinar_09.27.2018.pdf
https://www.communityprogress.net/filebin/Community_Progress_Opportunity_Zones_Webinar_09.27.2018.pdf
https://impactalpha.com/early-movers-are-getting-a-jump-on-opportunity-zones-and-the-future-of-community-investing/
https://impactalpha.com/early-movers-are-getting-a-jump-on-opportunity-zones-and-the-future-of-community-investing/
https://impactalpha.com/early-movers-are-getting-a-jump-on-opportunity-zones-and-the-future-of-community-investing/
http://beeckcenter.georgetown.edu/land-opportunity-zones-benefit/
http://beeckcenter.georgetown.edu/land-opportunity-zones-benefit/
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SOLUTION: Environmental Benefits Districts (EBD) 

More than a decade ago, Maryland’s Department of the Environment 

initiated the Environmental Benefits District (EBD) concept as a crucial 

way to protect and revitalize underserved communities compromised 

by major environmental and health issues locally. 357 

At the time, Prince George’s received EBD allocation in five zip codes – 

in Hyattsville (20781), Bladensburg (20710, Fairmount Heights/Seat 

Pleasant/Capital Heights (20743), District Heights (20747), and a 

section of unincorporated Upper Marlboro known as “Little 

Washington” (20773). 

Historically, zoning ordinances nationally have enabled the siting of 

low-income housing and multi-family housing adjacent to industrial 

land uses. Such sitings can unduly expose low-income populations to 

pollution that can cause significant health risks.358 This holds true in 

Prince George’s as well, with greatest negative impact from sites like 

this to communities of color.  

In fact, many communities of color are often disproportionately 

burdened with multiple sources of nearby pollution not only from 

industrial facilities (causing air and water pollution), but from 

neighboring traffic and from pollutants (like lead) found in older 

homes (built primarily prior to 1960, although lead paint wasn’t 

banned until 1978); in Prince George’s these homes are found 

primarily but not exclusively inside-the-beltway.  

Often the impacts from these pollution sources are monitored on a 

chemical-by-chemical basis, and therefore the cumulative impact of 

the overall health risk is not assessed. The cumulative impact of these 

pollutants on residents is compounded by the social stressors 

communities of color with low socio-economic status experience. 

These stressors include but are not limited to: “racial discrimination, 

social exclusion, hazardous work-related conditions, and poor 

nutrition, in addition to the daily environmental stressors already 

mentioned. … [Combined they] have the ability to disrupt a 

community’s overall environmental health and jeopardizes an 

individual’s possibility to live a healthy life ahead.”359 

Certain environmental issues have plagued the County, especially in 

unincorporated areas of the County, and mostly in poor, primarily 

neighborhoods of color. Currently, Brandywine houses a coal-fired 

power plant and two gas-fired power plants and a new gas-fired plant 

is proposed to the coal-fired one that is about to shut down. This 

unincorporated area in south County requires a more stringent 

analysis of the risks and potential harmful impacts that residents of 

the community incur from the current (and potential, future) activity 

of these plants.360  

                                                           
357 This section is primarily excerpted from Katrina Bibb, Rhodel Bradshaw, 

Jacob Bueno de Mesquita, Hillary Craddock, Melissa DeSantiago, Winnie 

Mutunga, “An Investigation of the Scope and Utility of a New Environmental 

Benefits District Framework for Prince George’s County, Maryland,” graduate 

project report at the University of Maryland School of Public Health, July 2016.  

________________________________________________________________________ 

Many communities of color are often disproportionately 

burdened with multiple sources of nearby pollution not 

only from industrial facilities (causing air and water 

pollution), but from neighboring traffic and from 

pollutants (like lead) found in older homes; in Prince 

George’s these homes are found primarily but not 

exclusively inside-the-beltway. 
____________________________________________________________________________________________________________ 

More broadly, in April 2018 the American Lung Association released 

its "State of the Air 2018" report looking at data from 2014-2016. 

Prince George’s received an ‘F’ grade for smog, evaluated on the 

number of days of unhealthy levels of ground-level ozone. So, it is 

evident there are compelling reasons for innovative and 

comprehensive ways to address issues like these in underserved 

communities. 

The goal of Environmental Benefit District efforts in the County is to 

effectively integrate environmental health and environmental justice 

initiatives that can include one or more of:  

• A Health Enterprise Zone (HEZ) 

• Economic Enterprise Zones (EEZs) 

• Transforming Neighborhood Initiatives (TNIs) 

• An Approved General Plan to take the county through important 

phases of intentional planning and development through 2035, 

• Transit Oriented Development (TOD) utilization 

• Greenhouse Gas Reduction Act (GGRA), passed by State of 

Maryland 

• A Green Infrastructure Master Plan 

• Federal Urban Waters Partnership Program for Anacostia 

Watershed Projects 

To do so, though, will require a thorough collection of baseline data 

on health and pollutants during the early implementation stages of 

these projects.  

For HEZs, an integrated EBD approach will require the focus to be on 

conditions that promote health and prevent disease rather than just 

focusing on access to healthcare, as it does currently.  

358 Bibb, et al, p. 90.  
359 N.E. Adler and D. H. Rehkopf, (2008). U.S. Disparities in Health: Descriptions, 

Causes, and Mechanisms. Annual Review of Public Health, 29(1), pp. 235–252. 
360 Bibb, et al, p. 96.  
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For EEZs, an integrated EBD approach should include preventing (a) 

the permitting of industries with poor environmental impact (e.g., 

waste-to-energy facilities) or (b) commerce with poor health impacts 

(e.g., unhealthy fast food), or (c) promoting the permitting of 

industries with zero emissions or retail focused on healthy food.361  

The Transforming Neighborhood Initiative (TNI – see page 90 for 

more detail) has the potential to serve as primary places for 

environmental benefit districts in the County, because it intensively 

focuses on investing community development resources and 

incorporating an EBD framework could help to increase the ecological 

and social well-being and health in these communities.  

To advance more equitable planning in the County, the EBD 

framework can create a roadmap for the reduction of pollutants and 

the improvement of salutogens (factors that support human health) in 

the built environment and the health of our natural environment. 

Notably, problematic environmental sites in Prince George’s occur not 

only in high-poverty communities but also in or near unincorporated 

areas of the County, where residents have more limited political voice 

than those from County municipalities. It is in unincorporated 

communities, that we tend to see a higher prevalence of 

environmental racism and infrastructure disparities and, thus, where 

greater, equity-related investments need to be made in the County. 

In communities of color, racially inequitable zoning practices have led 

to disproportionate exposure to health and environmental risks to 

those communities in the County. It is yet another reason why 

reforming the zoning ordinance is critical for Prince George’s. 

University of Maryland School of Public Health Professor Sacoby 

Wilson has developed an ecological framework to address 

environmental justice and community health issues shown below.  

                                                           
361 Bibb, et al, pp. 36-38.  
362 Bibb, et al, p. 94.  
363 Bibb, et al, p. 78.  

The framework provides a human ecological systems approach, in 

which “disadvantaged communities can overcome their 

disproportionate environmental exposures and enhance amenities, by 

the modification of ecological features of their communities.”362 

EBDs provide a flexible model that has the “potential to critically 

address structural environmental injustice through the promotion of 

health promoting zones, in districts that were previously zoned in 

ways that fostered negative health and social outcomes.”363 EBDs also 

provide a way, more broadly, to synthesize ongoing government 

initiatives related to social, environmental, ecological, economic, and 

health (SEEEH) conditions.364 

EBDs can be designed in some cases, in concert with transit-oriented 

development, and in other cases with investments implemented in 

Opportunity Zones. For example, EBDs can include the introduction of 

more sustainable sources of energy, the improvement of 

transportation between residences, employment, and other amenities 

and services, and the promotion of access to affordable foodscapes. 

EBDs can help transform vacant and/or abandoned lots into health-

oriented parks, recreation and community centers, and zero-emission 

businesses and commercial enterprises.365  

Funds for these districts can be leveraged through EEZs, HEZs, tax 

increment financing (TIF), community development block grants, and 

land grants, to name a few.  

Thus, we believe EBDs hold significant promise for increasing equity in 

development and redevelopment going forward in Prince George’s.  

 

Conclusion 

In many ways, we will make great strides in the path toward equitable 

prosperity if we solve and untangle the knotty issues around 

inequitable development. Inequitable development is the result of an 

apartheid system in the U.S. since slavery ended, compounded by 

racist housing, zoning, and transportation policies at the national, 

state, and local levels that were in place for the better part of the 20th 

century. Undoing this will not be simple or quick. 

Although poverty in the County is slightly below national levels it is 

also highest in the region. It is best evidenced by looking at housing 

data:  

• 60,000 households are low or very low income 

• 130,000 households experience housing cost burden, with 36,000 

of those experiencing severe cost burden 

• Thousands of households experience substandard housing or 

overcrowding (or both), and the vast majority of those 

households are found in communities inside the beltway 

364 Bibb, et al, pp. 39-51.  
365 Bibb, p. 101.  
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Thus, solving the housing crisis in the County is critical and the 

Comprehensive Housing Strategy is a major step forward; as is the 

proposed new Zoning Ordinance. However, the effective 

implementation of both the housing strategy and the zoning 

ordinance will stand as the test of whether we “get it right” for 

thousands of current and future households in the County. 

Pursuing policies and implementation of transportation equity – 

whether through equitable transit-oriented development, overhauling 

the bus system to align more effectively to the residents who need it 

and use it the most (primarily lower-income residents and residents of 

color), or ensuring “new mobility” modes of transport effectively serve 

all our communities well – rural, suburban, and urban/inside-the-

beltway. 

The County should invest in three relatively new types of equity-based 

interventions: 

• Community Benefits Agreements (CBAs): Although CBAs are new 

to Prince George’s, they are not new elsewhere. Because of the 

scale of development to come in the next 5-10 years, it will be 

important for the County government to pass the right legislation 

or find the right incentives to enable effective CBA agreements to 

be implemented between selected developers and coalitions of 

community members that will be most impacted by the 

development. If done well, these agreements can reduce 

displacement significantly and enable communities to reap 

benefits from the developments that they otherwise would not 

see. 

• Environmental Benefit Districts (EBDs): Because the areas in the 

County most compromised by environmental pollution and 

degradation largely occur in lower-income communities (often 

unincorporated), the County government should more actively 

seek to implement EBDs in these neighborhoods to proactively 

improve community health, remediate polluting sites, and 

promote industries and other commercial activities that have low 

or zero emissions and provide significant benefit for residents.  

• Opportunity Zones (OZs): potentially a very significant amount of 

new investment can be attracted into lower income 

neighborhoods for revitalization. If done right, and robust 

safeguards are put in place to ensure residents in these 

communities can guide the development and benefit from the 

results, then the County should vigorously pursue OZ 

opportunities 

Equitable development can progress more steadily if the community 

stays engaged and takes leadership and the County government 

transforms the way it carries out citizen and stakeholder engagement 

to pursue more equitable paths.  

We will explore this further in the next chapter.  
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Summary of Recommendations for Equitable Development: Housing for All  

Policies to Prevent Displacement 

A report from Rogers and Rhodes-Conway (Center for American Progress) “Cities at Work: Progressive Local Policies to Rebuild the 

Middle Class” advocates for 10 policies & practices that can effectively slow down and prevent displacement of low- & middle-income 

residents, which we strongly recommend that the County’s strategic housing plan should: (February 2014, p. 171-182) 

1. Implement best practices for building codes (including those developed by the International Code Council and the National Fire Protection 

Association), which provide a baseline from which to set standards that meet local conditions. These can help to ensure safer housing in the 

County. 

2. Establish targeted proactive building code inspection processes especially for neighborhoods undergoing active revitalization and use 

fees paid by rental property owners when registering their property to administer the inspection program. Seattle and Chicago have 

expedited building inspection cases by having a cohort of administrative law judges (called Repair Enforcement Boards) hear them.  

3. Create standards for in-building accessory dwelling units or ADUs. These provisions can help homeowners struggling to pay mortgage to 

rent out parts of their property as long as owners bring these units up to code.  

4. Provide free training and information for landlords on maintenance codes, fair housing law, and best practices. Cities like Milwaukee and 

Portland, OR have found that such programs can stop problems before they begin.  

5. Require an annual rental property license for operators of multifamily properties. Such a license is only granted if the property remains 

code compliant.  

6. Expand protected classes of the Fair Housing Act locally to include source of income, arrest or conviction record, gender identity, sexual 

orientation, previous housing status, and citizenship status.  

7. Fund fair-housing testing services and bring enforcement actions against housing providers who discriminate. This should be paired with 

conducting education and outreach to vulnerable communities (including limited-English speaking populations) on the law and on tenants’ 

rights.  

8. Take steps to prevent abandonment of homes, including mandatory mediation programs and foreclosure-prevention counseling as well 

as early warning, data-tracking systems (e.g., like in Minneapolis and Madison), and offering home-improvement loans or mortgage 

refinancing with partners or community-development finance institutions. 

9. Require vacant properties to be registered for a fee and ensure that the responsible party performs upkeep on the home. 

10. Establish a Land Bank (often a government or independent public entity) that converts vacant properties into either affordable housing, 

urban gardens/parks, and local businesses. Land banks keep property under community control and out of real estate speculation. (e.g., 

Genesee County Land Bank in Flint, MI)1 
 

Policies to Preserve Affordable Home Choices throughout the County 

Rogers and Rhodes-Conway also advocate for a number of ways that counties can preserve affordable housing in jurisdictions 

including the seven below. We strongly recommend that the County’s strategic housing plan should: (February 2014, p. 182-187) 

1. Require all affordable-housing owners provide notice to the city and to each tenant before converting to market rate or to 

condominiums—a minimum of one year’s notice. If a tenant’s lease expires during the notice period, it must be extended until the end of 

the period. Boston requires five years’ notice to senior, disabled, and low- and moderate-income tenants with lease extension. 

2. Couple #1 with the right of first refusal for the city, the tenants, or both. Wherever possible, usually as a condition of funding, it is 

important to reserve the right of first refusal for the city, the tenants, or both in the case of a conversion to market rate. These laws either 

give a timeframe in which the city or tenants can make an offer on the property or allow them to match private-sector offers. … Another 

key element is providing flexible funding when tenant groups seek to make a purchase [or assign the right to buy to an entity with 

affordable housing experience]. This could be in the form of a dedicated local fund or a set aside in a housing trust fund. The Washington, 

D.C., Tenant Opportunity to Purchase Act gives tenants 120 days after notice to negotiate a sale and another 120 days if a lending 

institution will certify that the tenants have applied for financing.”  
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3. Stand ready to identify potential “problem” units and intervene, in part, by creating property inventory systems that help keep track of all 

multi-family properties through registering and/or licensing landlords. The County can help landlords implement best practices and access 

resources for upkeeping and improving their properties. (The County can research task forces in NYC and Chicago that do this) 

4. The County should institute a just-cause eviction law, which restricts evictions to a specific cause (e.g., failure to pay rent) and develop 

enforcement procedures for tenants’ rights and programs to protect and educate tenants in lower-income neighborhoods. 

5. The County should consider incentives that include enhanced down payment assistance or low-interest loans for homebuyers who move to 

a neighborhood where their race or ethnicity does not predominate, equity insurance programs that guarantee home owners in 

diversifying neighborhoods a reasonable sales price in the future if they remain in their homes today, 

6. The County should also consider a no net-loss housing policy, where developers would be required to replace housing units before 

demolishing any or to contribute to a fund that would do so. 

7. Finally, the County should look to expand protected classes by prohibiting discrimination on the basis of “source of income, arrest or 

conviction record, gender identity, sexual orientation, previous housing status, and citizenship status. … [and] should conduct education 

and outreach on fair housing law and tenants’ rights, especially in vulnerable or limited-English-speaking communities. 

 

Policies to Create Quality, Affordable Home Choices, Especially Inside the Beltway 

Rogers and Rhodes-Conway recommend ten policies that can help to create new, quality, affordable housing choices in jurisdictions. 

We strongly recommend that the County’s strategic housing plan should: (February 2014, pp. 188-198) 

1. Implement policies that “favor development in already-developed areas, or infill development … and [to develop] higher density housing .. 

by-right.” 

2. Allow for by-right development streamlines projects that meet zoning requirements, providing developers with greater certainty and the 

opportunity for more efficient development, particularly for increasing affordable housing and transit-oriented-development. This tool frees 

developers from the need to seek waivers, variances, or rezoning. 

3. Shorten permitting processes can also assist developers of affordable housing by reducing cost uncertainties and allowing them to be 

more responsive to demand. “In 2000, the Austin City Council created the S.M.A.R.T. Housing program which offers developers of housing 

that serves low-income families waivers for development fees and expedited development review; since 2005, more than 4,900 housing 

units have been completed through this approach.” (“Housing Development Toolkit,” The White House, September 2016, pp. 15-16) 

4. Eliminate off-street parking requirements especially within a half-mile of transit reduces the cost of affordable housing developments. In 

Seattle, eliminating within ¼ mile of transit and reducing requirements for developments a little further from transit by 50% sparked a wave 

of new development. 

5. Have zoning that allows for the development of higher-density and multifamily housing, especially in transit zones. In 2016, Fairfax County 

approved zoning changes to do exactly this. Zoning for micro-units should also be considered, as is done in New York City, D.C., and 

Seattle. 

6. Allow accessory dwelling units (ADUs) as an important tool for expanding the available rental housing stock in neighborhoods with largely 

single-family housing. Beyond helping households struggling to pay their bills, ADUs also allow families pulled between caring for their 

children and their aging parents … the costs associated with caring for multiple generations has increased significantly [in recent years] as a 

greater share of parents support their children beyond age 18. 

7. Provide density bonuses can help to undo such segregation by encouraging “housing development and incentiviz[ing] the addition of 

affordable housing units by granting projects in which the developer includes a certain number of affordable housing units the ability to 

construct a greater number of market rate units than would otherwise be allowed. 

8. Provide tax incentives for developers who construct affordable housing (as do NYC and Seattle) to spur this kind of dense development. 

When building new multi-family buildings, the developers set aside a certain percentage (20-25% often) that are income and rent-restricted 

for a certain number of years in exchange for real estate tax exemption during those years. 
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9. Take advantage of the use of low-income housing tax credits – which gives State and local LIHTC-allocating agencies funds in annual 

budget authority to issue tax credits for the acquisition, rehabilitation, or new construction of rental housing targeted to lower-income 

households1 - would allow the County, in their high housing cost communities, to “expand the supply of moderately priced housing in 

communities where it is scarce.” ( “Low-Income Housing Tax Credits,” Office of Policy Development and Research (PD&R) at HUD, 

https://www.huduser.gov/portal/datasets/lihtc.html. 

10. Utilize the Housing Choice Voucher Program is a federally-funded, locally administered rental assistance program that subsidizes the rent 

of lower-income families, the elderly and disabled to afford decent, safe housing in the private market through the use of federal funds. 

Although the state Department of Housing and Community Development currently only funds the program in western Maryland and in 

parts of the Eastern Shore,1 the Prince George’s Housing Authority should look the bring the program to the county to enable low-income 

families to move to neighborhoods that are considered opportunity-rich (i.e., wealthier communities). (Maryland DHCD, “Rental Housing 

Assistance: Housing Choice Voucher Program,” http://dhcd.maryland.gov/Residents/Pages/HousingChoice/default.aspx)  

Sources of Funding for Affordable Housing 

There are numerous sources of funding to use to support affordable housing in the County, including the following (Rogers & Conway, pp. 

198-203): 

1. Community Development Block Grants (federal) 

2. HOME Funds (federal) 

3. Affordable housing trust funds (e.g., District of Columbia where the trust fund annually receives in excess of $100 million); these can also be 

done in concert with the private sector (e.g., Santa Clara, CA) 

4. Special levies or bond issuances (examples in Fairfax County, VA, Austin, TX and Miami-Dade County) 

5. One-time air rights and proceeds from sales of municipal property 

6. A demolition tax or demotion permit fee 

7. Real-estate transfer taxes (a percentage of the purchase price paid by the seller of property) 

8. Setting aside a portion of tax-increment financing 

Policies to Implement Inclusionary Zoning vis-à-vis Affordable Housing 

Implementing inclusionary zoning is a critical component of an affordable housing strategy. Below are ten recommendations to incorporate 

into an inclusionary zoning policy, all drawn from Rogers and Conway, Center for American Progress, February 2014, pp. 190-192): 

1. The IZ policy should be mandatory.  

2. Units that are owned and rented should both be covered, as should different ownership models.  

3. Developments of all sizes should be covered, even buildings with few units.  

4. The percentage of affordable units required should be high. (The Boulder, Colorado, program begun in 1980 requires 20 percent of units 

to be affordable.) 

5. Developers willing to produce very-low- and low-income housing should receive additional incentives. For instance, they could be allowed 

to meet a lower percentage of affordable units than those producing moderate-income units. 

6. The units should remain affordable for the longest possible time, preferably in perpetuity.  

7. Affordable units should be produced before, or at the same time as, market-rate units, preferably on the same site as the market-rate 

units.  

8. There should be alternatives to developers producing the units themselves such as payments in lieu of production or donation of land. 

These alternatives, however, should be structured so that they do not create fewer units than would be otherwise required, and developer 

eligibility for the alternatives should not be automatic. 

9. There should be some meaningful, nonmonetary incentive for developers who participate. It must, however, be tied to the realization of 

concrete policy goals. For example, density bonuses might be given to developers for the creation of very-low-income units, but not units 

targeted at 80 percent of area median income.  

10. Finally, there should be a clear path to compliance with an IZ policy, the policy should be applied equally to all covered projects, and the 

local government should have a system for monitoring compliance and tracking success.” 
 

https://www.huduser.gov/portal/datasets/lihtc.html
http://dhcd.maryland.gov/Residents/Pages/HousingChoice/default.aspx
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Equitable Development: Investing in Transportation and Neighborhoods  

Expand Transit Oriented Development (TOD) 

There are numerous ways that the County government should utilize TOD to advance equity & create more attractive, Live-Work-Play places:  

1. Make TOD central to the future economic and land use development in the county to ensure places are created that attract an educated 

workforce (especially entrepreneurs and those interested in starting up or growing small businesses) because they have intentionally been 

made distinctive, attractive, and amenity-rich.1 (Iams and Pearl, eds., “Economic Development and Smart Growth,” IEDC, August 2006, p. 5) 

2. Support revitalization in communities along the Green, Orange, and Blue lines by enabling increased density, reinvigorating commercial 

corridors, and integrating affordable housing 

3. Preserve and stabilize neighborhoods, households, and attract new amenities into those existing communities 

4. Improve access – and potentially reduce costs overall – for transportation and improve public safety and urban design 

5. Track over time how neighborhoods are changing using neighborhood level change indicators such as “1) Change in educational attainment; 

2) Change in family structure; 3) Change in median household income; and, 4) Change in income diversity. Dramatic changes in these 

indicators can help planners identify which neighborhoods are experiencing gentrification and displacement, and which may be struggling 

with disinvestment, each calling for its own unique TOD strategy.”1 (Harrell, Brooks, et al, “Preserving Affordability and Access in Livable 

Communities,” AARP, September 2009, p. 11. 

6. Prioritize the funding of affordable and meaningful transportation options for people of color, low-income households, and renters. 

7. Consider establishing a unique TOD Fund (like in Denver), which can provide a new financing mechanism that allows for the acquisition and 

preservation of affordable housing along existing and new transit corridors.  

8. Directly involve lower & middle-income communities and their advocates in the planning and implementation of such efforts. (Soursourian, p. 27) 

9. Cultivate long-term and reliable champions for TOD from the public sector, philanthropy, and the nonprofit and/or community development 

fields is particularly important for seeing TOD through a comprehensive community development lens, rather than simply interpreting TOD as 

a project near a train station.”1 (Brooks, et al, AARP, p. 11) 

10. Use By-Right Zoning for a set of targeted, high priority TOD sites and create a priority process for these sites in which approvals can be 

streamlined 

Integrate Equity into Transportation Planning 

These recommendations are drawn directly from King County, which had the most fully developed transportation equity plan that we 

uncovered during our research. The approaches and strategies listed here are all ones Prince George’s should intentionally examine. 

• Build an intentional equity focus into the delivery of transportation services, especially through community outreach and planning 

processes that engage low-income residents and communities of color to address the ways in which the current transportation system is 

not serving them well.  

• Create broader and more meaningful access to transportation through community engagement and language translation as transportation 

options and choices change and/or grow.  

• Find ways to increase service frequency in underserved areas, which in our case, would be many of the neighborhoods inside the beltway 

from Adelphi in the north to Oxon Hill in the south. 

• Find ways to provide more frequent service that connects disadvantaged communities to major transit hubs, which in our case, would be to 

the Green, Blue, and Orange lines. 

• Explore opportunities to better understand how access to education, jobs, social services, health care, and healthy food varies by location 

and use this information to revise transit service in ways that increase opportunity particularly to riders who have been historically 

disadvantaged. 

• Through outreach programs, educate riders on the benefits of active transportation, encouraging use of transit, ridesharing, biking, and 

walking. 

• Partner with local jurisdictions and community groups as ”complete streets” programs (transit, bike, and walk plans) get implemented with a 

particular focus on those who don’t have access to cars. 

• Expand programs that create mobility options for people with disabilities and seniors and expand partnerships with senior centers to 

support van sharing programs.1 (King County Equity and Social Justice Strategic Plan: 2016-2022, Office of Equity and Social Justice, 2015, 

pp. 44-46) 
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Reinvest in Underinvested Neighborhoods / Leverage Opportunity Zones 

• Opportunity Zones (OZs) should be selected with consideration given to environmental issues … and that businesses located in 

Opportunity Zones adhere to environmental best practices. 

• The County should make it a priority to ensure that current residents of Opportunity Zones are able to remain in neighborhoods or can 

benefit from rising property values. Examples include state and local tax abatements for low-income homeowners. 

• Maryland should identify and support community development intermediaries, like CDFIs and community banks, that can provide debt financing 

to support businesses & real estate that will benefit from equity investments from Opportunity Funds. The County should take advantage. 

• In addition to prohibited business activities like gambling and liquor stores, the County should discourage the creation of new businesses in 

Opportunity Zones which disadvantage low-income communities like payday lenders. (Hall, “In the Land of OZ, Who Will Benefit?” Beeck 

Center at Georgetown, 2018) 

• Opportunity Zones must include both “residents and people of color representing the community at the table and dollars set aside to 

support developers of color, goals and objectives promoting equity and inclusion… and technical support to create a pipeline for 

prospective businesses and developers to understand the opportunity and participate.”1 (Price, “Community capital stacks bring the right 

money to the table in new ‘opportunity zones,’” Impactαlpha, 2018) 

• The County must become fully prepared for the onset of investment groups and developers looking to take advantage of Opportunity 

Zones. The County should look to forge partnerships with key players already committed to equitable OZs like Enterprise Community 

Partners, LISC, and Project 500 to develop and implement OZ strategies aligned both with the equitable development goals of the County 

and of the communities directly involved and impacted by such projects.  

Implement Environmental Benefit Districts (EBDs) 

• Use EBD Approach to redevelop lower-income neighborhoods with environmental challenges. The County should utilize an 

integrated EBD approach in redeveloping lower-income neighborhoods that includes (a) preventing the permitting of industries with 

poor environmental impact (e.g., waste-to-energy facilities) or (b) preventing commerce with poor health impacts (e.g., unhealthy fast 

food), or (c) promoting the permitting of industries with zero emissions or retail focused on healthy food. 

• Use EBD in concert with TOD and OZ projects. The County should look to implement EBDs in concert, in some case, with transit-

oriented development, and in other cases with investments made in Opportunity Zones. Funds for EBDs can be leveraged through 

EEZs, HEZs, tax increment financing (TIF), community development block grants, and land grants, to name a few. 

Implement Community Benefits Agreements 

• We strongly recommend, especially, as more large-scale development projects come on line in the County, that the County 

government encourage the development of CBAs between developers and community coalitions. Or take it a step further, as 

Milwaukee did for appropriate projects in a major redevelopment area in the city and require: employer participation in a County-

assisted local hiring plan; prevailing wages for construction workers; additional apprenticeship and training requirements for 

construction employment; a 20% affordable housing requirement  as well as policies to assist disadvantaged business enterprises and 

the consideration of green space and green design principles in RFPs 

• CBA coalitions should remain very involved in monitoring and enforcing agreements, and the monitoring should not be performed 

only by the coalition but include government agencies as well.  

Close the Racial Income Gap 

(Excerpted directly from Treuhaft, Scoggins, and Tran, “The Equity Solution: Racial Inclusion is Key to Growing a Strong New Economy,” Policy 

Link and PERE, October 22, 2014, p. 9.) 

Raise the floor on low-wage work through policies that promote strong and rising wages, and ensure the rights of all workers to organize for 

better wages and working conditions. Beyond raising the minimum wage, which the County has done annually since 2014, strategies include: 

▪ Require employers to offer paid sick days and family leave, and provide fair and predictable scheduling. 

▪ Adopt responsible contracting and subsidy accountability policies that include a living wage as a criteria for awarding contracts, and require 

employers receiving economic development subsidies to pay a living wage. 

▪ Pass wage theft ordinances, with strong enforcement mechanisms, that penalize employers who withhold workers’ pay. 
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Close the Racial Income Gap (continued) 

Remove barriers to employment that prevent many people of color from accessing jobs. Some of the key strategies include: 

▪ Pass strong “Ban the Box” policies that eliminate the question about conviction history from job applications, ideally for private as well as 

public employers. Since Durham, North Carolina, passed such a measure, hiring rates for people with records increased dramatically, from 2 

percent in 2011 to 15 percent thus far in 2014.  

▪ Enact legislation forbidding employers from running credit checks on job applicants, as 10 states and several cities, including Chicago, have 

done 

▪ Fund public transit, including buses, that connects communities of color with high unemployment to job centers. 

▪ Launch efforts to increase citizenship; studies show that immigrants that successfully naturalize increase their earnings by 8 to 11 percent.  

Prioritize Equity in “New Mobility” Transportation Alternatives  

The nine recommendations below are excerpted directly from the report, “A Framework for Equity in New Mobility,” published by TransForm 

(Cohen and Cabansagan, “A Framework for Equity in New Mobility,” June 2017, pp. 8-9). All are worthy of the County’s further examination. 

1. Authentically engage and respond to the needs of disadvantaged communities. Disadvantaged populations are strongly engaged in 

issues of new mobility and have difficulty affording electric vehicles (EVs) or using the infrastructure for them. As the pace of change 

accelerates, it is critical to expand efforts to partner with disadvantaged communities in new mobility planning. These communities need 

to be part of the planning process as early as possible to ensure solutions respond to their needs and concerns.  

2. Conduct equity demonstration projects. We need pilot projects that allow participation for those with limited access to credit and 

technological barriers, such as Chicago’s new Ventra card and app. … Every agency supporting new mobility programs should work to 

maximize uptake in neighborhoods that are either underserved or pollution-burdened by existing transportation systems.  

3. Give shared modes priority in planning and infrastructure. Cities should give priority for public transit, high-occupancy vehicles and car 

share vehicles in urban areas. This includes designating curb space for shared vehicles and dedicating more traffic lanes to public transit 

and high occupancy vehicles on local streets and highways.  

4. Prioritize equitable service coverage to increase access to disadvantaged communities. As cities and agencies approve and permit new 

mobility operations in the public right-of-way, they should set regulations and/or prices to support coverage in lower-income 

geographies. Where possible, they should support community benefits agreements between the community and new mobility 

companies, or otherwise foster a level of accountability so all people benefit from new mobility and no group is disadvantaged.  

5. Incorporate new mobility including potential benefits of shared AVs into long-term plans for housing and land use. One of the most 

effective climate emissions reduction strategies is to create affordable housing near public transportation. By further reducing vehicle 

ownership, new mobility can allow us to plan for less parking, which leaves more space and funding for homes and other beneficial uses. 

Transportation agencies should be incorporating potential benefits of technology in long term planning, including the possibility of fleets 

of autonomous vehicles operating on a network of express lanes on highways. Doing so could clarify the pathways to reduce demand for 

roadway expansion, as well as justify additional investments in public transportation and new mobility.  

6. Increase shared electric/zero emission vehicles in disadvantaged communities. No groups should be excluded from using clean vehicle 

technology and infrastructure. Los Angeles’s new shared mobility project that locates electric car share vehicles in underserved 

communities provides an important new model for increasing access to clean vehicles. 

7. Plan for affordability. As agencies re-examine transit routes and possible new mobility alternatives, they should ensure subsidy structures 

specifically account for low-income riders, and work to keep costs from increasing over current costs. 

8. Provide funding to scale equity projects. Cities and transportation agencies should set aside funding specifically to scale successful models 

of equity in new mobility. The California Air Resources Board, for example, has an excellent program focused specifically on getting electric 

vehicle car sharing into disadvantaged communities.  

9. Create pathways to opportunity in the new mobility economy. With automation there will inevitably be fewer driving jobs in the future. In 

the long term, we need specific pathways for low-income individuals to participate as workers with benefits in this new mobility economy, 

and to fund job training programs.”  
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Chapter Summary: Community Engagement on the Path to Equity 

Community engagement plays a critical role in the pursuit of equitable prosperity and development, as it has 

many dimensions and takes place:  

• At different levels (from county-wide to neighborhood-based, and everything in between)  

• In different ways (advocacy; collaboration; organizing; public input; coalition work; etc.)  

• On different issues (housing, TOD, neighborhood revitalization, workforce development, etc.)  

• For varying periods of time (involving short-, medium, and long-term efforts)  

High Priority Recommendations 

Recommendations include:  

• An ongoing, county-wide Alliance for Equity and Prosperity (All4Equity) with members in the "growth" camp 

(i.e., economic stakeholders) and the "opportunity" camp1 (e.g., community-based stakeholders) as well as 

anchor institutions (higher education medical centers/hospitals) to develop and implement a joint agenda on 

equitable prosperity and development. The Alliance would include set the agenda, initiate projects, monitor 

outcomes, and refine the agenda over time.  

• Neighborhood planning efforts, especially in historically marginalized communities, "should be shaped by the 

concerns and voices of the community – from project selection to project implementation." Community leaders and 

members should be at the table to define the agenda or the issues.  

• The county-wide Alliance should initiate 1-2 cross-sector, collective impact initiatives each year to tackle 

critical, complex problems, whether on elements of equitable development, or in education, public health, 

justice reform, or other discrete sets of issues.  

• Anchor institutions - like UMCP, the new regional medical center when it comes online, and PGCC – should 

involve the community in substantive ways including: 

1. Supporting low-income residents in business incubation activities 

2. Involving community groups and residents in crafting a vision for place-making in their affected 

neighborhoods 

3. Involving local community groups in land banks and land trusts 

4. Partnering with community organizations to build their capacity 

5. Assisting community efforts to develop community-owned businesses.  

• For Environmental Benefit Districts (EBDs), community members must be involved throughout the process, 

from providing input into the data gathering and analysis to monitoring remediation efforts, to identifying the 

health and sustainability dimensions they want to see implemented in the district. 

• For Community Benefits Agreements (CBAs), local community and neighborhood groups should form a robust 

coalition to negotiate (with help from the County government) with the selected developer to get an 

agreement in place that identifies the specific jobs, housing, and environmental dimensions of the project, 

then monitor the development process through to its completion and flag any delays or scaling back from the 

original agreement.  

Because faith communities in the County are so active and visible, it will be important for these communities to 

play an important role in organizing, supporting, and in some case leading these efforts.  
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____________________________ 
 

 

We propose an Alliance for Equity and Prosperity 

(All4Equity) that brings together members in the 

"growth" camp (i.e., the County’s key economic 

players) and the "opportunity" camp (i.e., the 

County’s key community development players) as 

well as anchor institutions (i.e., higher education & 

medical institutions) and others to develop and 

implement a joint agenda on equitable prosperity 

and development … and learn together about 

what matters and what works. 

 

____________________________ 
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 “The world doesn’t change one person at a time. It changes as networks of relationships 

form among people who discover they share a common cause and vision of what’s 

possible. Community is the answer. Community is the unit of change; the only way we get 

through difficult times is together.”366 

 

e have hinted at the importance of community 

engagement and involvement throughout the 

paper, but have not discussed what it looks like for 

equitable prosperity and development. The answer is that 

community engagement is complex because it takes place:  

• At different levels (from county-wide to neighborhood-based, and 

everything in between)  

• In different ways (e.g., advocating to political leaders on considering 

new policies; cross-issue collaboration and grassroots organizing to 

spotlight key community issues; providing input at public and 

community meetings; participating in ongoing coalitions and 

alliances; etc.) 

• On different issues (e.g., affordability of housing; transit-oriented 

development; renovating vacant properties; developing new 

workforce initiatives, etc.); and,  

• For varying periods of time (several months for a local campaign or 

discrete project to ongoing involvement in a multi-year collective 

impact effort, and everything in between).  

To foster greater equity in the County, community and public 

engagement must occur beyond the more formal or traditional 

methods of public hearings, public workshops, and lobbying County 

Council. We must think about community engagement as an overall 

framework and a way of communication, decision making, and 

governance that gives community members and other key 

stakeholders ownership in the equitable outcomes they seek and in 

the ways to get there. The framework must consider the legacy of 

previous participation efforts on community issues that were more 

superficial and ineffective, particularly with low-income communities 

and communities of color.  

This new framework must intentionally incorporate the expertise and 

capacity of the communities that have been most impacted by 

inequity and create practices and mechanisms that “share power and 

vest more decision-making control in marginalized communities.”367 

What would this look like? Here are some possibilities: 

 

                                                           
366 Sylvia Cheuy, “Community Engagement: A Foundational Practice of Community Change,” Tamarack Institute, 2018, p. 13, quoting Margaret Wheatley.   
367 “The Sustainable Communities Initiative: The Community Engagement Guide for Sustainable Communities,” PolicyLink and Kirwan Institute at The Ohio State 

University, 2012, p. 4. 
368 Benner, Chris and Pastor, Manuel, Just Growth: inclusion and prosperity in America’s metropolitan regions, Routledge, New York, NY, 2012, p. 15.  

Alliance for Equity and Prosperity (All4Equity) 

At the County-wide level, we propose an Alliance for Equity and 

Prosperity (All4Equity) that brings together members in the "growth" 

camp (e.g., EDC; the Prince George’s Chamber of Commerce; Business 

Roundtable; key industry leaders) and the "opportunity" camp368 (e.g., 

social service agencies; CDCs; neighborhood coalitions; faith networks; 

housing organizations & advocates; and, unions) as well as anchor 

institutions like UMCP, UMRMC, BSU, PGCC, and others to develop 

and implement a joint agenda on equitable prosperity and 

development.  

This Alliance would be ongoing, and its roles would include setting 

the agenda upfront, monitoring outcomes, refining the agenda over 

time, and perhaps most importantly learning together about what 

matters and what works to ensure an increasing likelihood of success.  

What might an alliance or steering committee look like? The All-In 

Pittsburgh initiative provides one example. Its Equitable Steering 

Committee (membership list on the next page) consists of 36 

members from city government, philanthropy, universities, 

corporations, community groups, non-profits, and community 

members. See its full list below. 

_______________________________________________________________________ 

We propose an Alliance for Equity and Prosperity 

(All4Equity) that brings together members in the 

"growth" camp (e.g., EDC; the Prince George’s Chamber 

of Commerce; Business Roundtable; key industry leaders) 

and the "opportunity" camp (e.g., social service agencies; 

CDCs neighborhood coalitions; faith networks; housing 

organizations; and, unions) as well as anchor institutions 

like UMCP, UMRMC, BSU, PGCC and others to develop 

and implement a joint agenda on equitable prosperity 

and development … and learn together about what 

matters and what works.  

____________________________________________________________________________________________________________ 

 

W 
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Involvement in EBDs, CBAs, TOD and Other 

Development Projects  

At the initiative or project level – such as housing in specific 

communities or transit in particular neighborhoods – it will be critical 

to have residents and representatives from community groups to sit 

on advisory or decision-making bodies as issues like transportation 

and housing historically have contributed to racial and social 

exclusion.  

During the Obama Administration, HUD’s Sustainable Communities 

Initiative challenged their city and regional grantees to develop 

inclusive, government-community partnerships that “identify the 

creative solutions necessary to solve very distinct local problems of 

revitalizing a transit corridor, developing new transit stations or 

business districts, or redeveloping a brownfield, a former industrial 

area, or a downtown.”369  

Thus, for revitalization projects – big and small – public agencies and 

other leaders (business, non-profit) must focus on relationship 

building that prioritizes learning about the specific cultures, power 

                                                           
369 “The Sustainable Communities Initiative: The Community Engagement Guide 

for Sustainable Communities,” PolicyLink and Kirwan Institute at The Ohio State 

University, 2012, p. 3.  
370 “The Sustainable Communities Initiative,” PolicyLink and Kirwan Institute at 

The Ohio State University, 2012, p. 11.  
371 “The Sustainable Communities Initiative,” PolicyLink and Kirwan Institute at 

The Ohio State University, 2012, p. 9.  

dynamics, and networks of each community. In 

neighborhoods or districts that have large numbers of 

immigrants, this also means seeking out substantive 

relationships with leaders from non-English speaking 

communities.  

Planning efforts at the neighborhood level, especially 

in neighborhoods that have been marginalized 

historically, "should be shaped by the concerns and 

voices of the community – from project selection to 

project implementation." 370 Community leaders and 

members should be at the table to define the agenda 

or the issues. They should organize and lead meetings 

and determine the direction and goals of the project. 

At the beginning of such planning, the planner may 

need to play more of a lead role to organize meetings 

or provide technical assistance. "As the process 

continues, however, the control should be vested in 

community leaders."371  

A great example of this: residents of one of Jersey 

City's most impoverished neighborhoods "not only 

participated actively in writing their neighborhood 

development plan, but also controlled its 

implementation through a neighborhood development 

corporation." 372  

Another is in Grand Rapids where “the city and the chamber of 

commerce have partnered with the Neighborhood Business Alliance 

(NBA) on several occasions to work on economic development 

strategies. Made up of representatives from all 20 neighborhood 

associations, NBA meets monthly to coordinate city-wide services, 

share best practices, and advocate on issues affecting neighborhood 

businesses and districts.” 373 

Attygalle argues that there are two essential actors in the community 

change process: 

• Content experts: Professionals, staff from agencies and non-

profits, service leaders, etc. who have formal power as well as 

knowledge, tools, and resources to address an issue 

• Context experts: the community members who have direct 

experience with the issue or situation374 

To systematically address any community-based issue, 

especially with an equity dimension (which are too many to 

372 Yolanda Kodrzycki and Ana Patricia Muňoz, “Lessons from Resurgent Cities,” 

Federal Reserve Bank of Boston, 2010, pp. 28.  
373 Yolanda Kodrzycki and Ana Patricia Muňoz, “Lessons from Resurgent Cities,” 

Federal Reserve Bank of Boston, 2010, pp. 28.  
374 Lisa, Attygalle, “The Context Experts,” Tamarack Institute, 2017, p. 3.  
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recount here), it is essential to have both types of experts at 

the table. 

For Environmental Benefit Districts (EBDs), community 

members must be involved throughout the process, from 

providing input into the data gathering and analysis to 

monitoring remediation efforts, to identifying the health and 

sustainability dimensions they want to see implemented in the 

district. 

For Community Benefits Agreements (CBAs), local community 

and neighborhood groups should form a robust coalition to 

negotiate (with help from the County government) with the 

selected developer to get agreement on and a contract in 

place that identifies the specific jobs, housing, and 

environmental dimensions of the project, then monitor the 

development process through to its completion and flag any 

delays or scaling back from the original agreement.  

 

Utilizing a Collective Impact Framework 

In the long process to create inclusive prosperity and equitable 

development, numerous efforts will require a collective impact 

approach.  

Collective Impact is an innovative and structured approach to tackle 

deeply entrenched and complex social problems, requiring extensive 

collaboration across government, business, philanthropy, non-profit 

organizations, and citizens to achieve significant and lasting social 

change.375 

The Collective Impact approach calls for the development of a 

common agenda on the complex issue and develops a shared vision 

for how to solve it. It requires mutually reinforcing and coordinated 

activities across organizations to maximize the end result and 

agreement to track progress through shared measurement. Finally, it 

needs a team dedicated to orchestrating the work of the group; this 

sometimes calls for a "backbone" organization with dedicated staff to 

help organizations act in concert. 376 Examples abound across North 

America in every region and in many states and provinces.  

Raise DC - a cross-sector partnership of local stakeholders formed to 

collaborate in providing every youth with opportunities to succeed 

from cradle to career - is the best-known one in our area. The graphic 

here explains their mission that integrates kindergarten readiness, 

high school graduation, reconnection to school and work, 

postsecondary enrollment and completion, and career preparedness. 

To work toward its five high-level goals, Raise DC convenes more than 

150 nonprofit and government stakeholder organizations in working 

groups, known as Change Networks, and uses data to drive forward 

                                                           
375 “The Collective Impact Framework,” 

https://www.collaborationforimpact.com/collective-impact/  

shared policies and practices. A 30-member leadership council leads 

it.377  

 

We believe that in the next couple of years, at least 1-2 cross-

sector, collective impact initiatives should be initiated to tackle 

critical, complex problems, whether on elements of equitable 

development, or in education, public health, justice reform, or 

a discrete set of issues selected by a county-wide alliance.  

 

Applying Cross-Sector Leadership Skills 

Building trust is a leadership skill, and many are needed to lead 

complex, community-based, equity-focused change. The Presidio 

Institute has developed a practical model for cross-sector leadership. 

It identifies nine skills which cross-sector practitioners should use to 

help make their collaborations more impactful. The skills come in 

three categories: building teams, solving problems, and achieving 

impact. Each category has three skills to develop. Below, we list one of 

the questions Presidio proposes that leaders ask of themselves when 

working in a collaborative effort in each of the nine skill areas.  

Building Teams 

1) Developing Trust: How do we build the resilience to be able to 

speak frankly without fear?  

2) Managing Power Dynamics & Conflict: How do we bring a lens 

of diversity, equity, and inclusion to the work that we are doing? 

376 “What is Collective Impact,” https://collectiveimpactforum.org/what-

collective-impact. 
377 https://www.raisedc.org/about-raise-dc/ 

https://www.collaborationforimpact.com/collective-impact/
https://collectiveimpactforum.org/what-collective-impact
https://collectiveimpactforum.org/what-collective-impact
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3) Fostering an Innovation Culture: How do we make ourselves 

open to new information, ideas, and ways of developing 

solutions? 

 

Solving Problems 

4) Understanding Impact on People: How do we better understand 

the problem by understanding the experience with those it 

directly affects?   

5) Taking a Systems Approach: How do we enable all collaborators 

to be able to take off their organizational/individual hat and put 

on their systems hat? 

6) Defining Results and Using Data: How do we help a cross-sector 

effort define its results and identify leading indicators? 

Achieving Impact 

7) Aligning Motivations & Values: How do we work to align 

financial, intellectual, human, and social capital to achieve 

impact? 

8) Using Leverage Points: How do we identify the "right" leverage 

points to produce the intended results?   

9) Sharing Knowledge & Learning: How do we build mindsets and 

create a culture where collaborators can share what they're 

learning in as close to real time as possible?378  

 

                                                           
378 Alison Gold, "A Framework for Building Your Cross-Sector Leadership 

Practice," https://www.presidio.gov/institute/stories/blog/a-framework-for-

cross-sector-leadership-and-collaboration, July 25, 2016.    

Anchor Institutions and Community Engagement 

There are many ways an anchor institution can be involved with the 

community, many of which differ from the engagement strategies 

discussed thus far. We will not discuss here their roles in industry 

clusters and innovation districts as those have a purer economic and 

business focus. 

Anchor institutions like UMCP and UMRMC have a significant 

opportunity to impact the County by how they engage the 

community in many capacities. These go beyond  

1. Committing to targets for hiring County residents, particularly 

residents of color and lower- to middle-income (LMI) residents (as 

Henry Ford Health System in Detroit and Temple University in 

Philadelphia have);  

2. Increasing the number of local businesses that they procure goods 

and services from (like Johns Hopkins, University of Pennsylvania, 

and University of Minnesota do); and,  

3. Providing training and technical assistance to vendors and local 

businesses like the University of Minnesota's Office for Business and 

Community Economic Development does. 

All three of these activities are important in the overall anchor 

relationship with the community. However, the types of community 

engagement we want to emphasize in this section is where the 

community is more involved as a partner and player at the table These 

engagement activities include: 

• Implementing business incubation activities in a way that 

supports low-income residents as Syracuse University does 

through their South Side Innovation Center. The Center targets 

programs for traditionally underserved entrepreneurial groups 

including low-income individuals, residents of color, people with 

disabilities, and women and has helped to create over 130 

businesses over the past decade.379 The engagement here is 

direct outreach to residents and community groups to encourage 

them to develop their business skills that lead to new small 

businesses.  

• Investing in place-making and neighborhood development that 

can include new facilities, services, and neighborhood-serving 

retail. The engagement here must focus on directly involving 

community groups and residents in the process of crafting a 

vision for what place-making should occur and sustaining that 

engagement through the completion of the project and the 

opening of the new facilities and businesses. Some institutions 

379 Steve Dubb, Sarah McKinley, and Ted Howard, “The Anchor Dashboard: 

Aligning Institutional Practice to Meet Low-Income Community Needs,” The 

Democracy Collaborative at the University of Maryland, August 2013, pp. 19-20.  

Alison Gold, "A Framework for Building Your Cross-Sector 

Leadership Practice," 2016. 

https://www.presidio.gov/institute/stories/blog/a-framework-for-cross-sector-leadership-and-collaboration
https://www.presidio.gov/institute/stories/blog/a-framework-for-cross-sector-leadership-and-collaboration
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like the University of Cincinnati have invested a portion of their 

endowments to finance similar projects.380  

• Investing in affordable housing including through land banks or 

land trusts, as Duke University has in Durham, NC and Mayo 

Clinic has in Rochester, MN. The land trusts buy up properties 

that can then be used for constructing affordable housing. The 

engagement here must include directly involving non-profit 

housing organizations and local community groups and residents 

in the project from start to completion.  

• Growing the capacity of community organizations through 

technical assistance directly to those organizations or on 

education and capacity building programs for organizational 

leaders. In interviews conducted by the Democracy Collaborative 

on anchor institutions, they repeatedly heard that anchors should 

have a community-based office that serves as a central intake 

point for current and potential future community partners. Critical 

to engagement in capacity-building, then, is an office with staff 

that can form and sustain partnerships, understand where 

technical assistance is needed and works directly with 

organizations to develop organizational and leadership capacity. 

Partnership offices like this often have community advisory 

boards. 

• Fostering community ownership of assets, in which anchor 

institutions can assist community efforts to develop community-

owned businesses. The best-known example of this is in 

Cleveland, where Cleveland Clinic, University Hospitals, and Case 

Western Reserve University contributed seed capital to support 

the Evergreen Cooperative Initiative. Forming an enduring 

partnership with local community-based organizations is the 

essential outreach and engagement for such initiatives.  

• Supporting K-12 education, whether that is through partnerships 

with local high schools to increase awareness about careers in 

health sciences (as was done by a hospital in Dayton, OH) or 

opening a high school as a community school as Indiana 

University Purdue University Indianapolis (IUPUI) has done or a K-

8 public contract school as Johns Hopkins has done in Baltimore. 

Again, the engagement is to work directly with the 

neighborhoods and communities most affected to understand 

what the central elements of the school should be. 

These are just six examples of the unique ways in which anchor 

institutions can not only provide services and make commitments to 

equity but can be directly engaged and involved in community-based 

efforts that improve the quality of life for those residents and 

communities that need it. 

                                                           
380 Steve Dubb, Sarah McKinley, and Ted Howard, “The Anchor Dashboard: 

Aligning Institutional Practice to Meet Low-Income Community Needs,” The 

Democracy Collaborative at the University of Maryland, August 2013, pp. 21-22.  
381 Kretzmann, J. P., & McKnight, J. L. (1993). Building communities from the 

inside out: a path toward finding and mobilizing a community’s assets. 

_______________________________________________________________________ 

Critical to an anchor institution’s engagement in capacity-

building, then, is an office with staff that can form and 

sustain partnerships, understand where technical 

assistance is needed and works directly with 

organizations to develop organizational and leadership 

capacity. 
____________________________________________________________________________________________________________ 

 

Asset-Based Community Development (ABCD) 

A final approach we want to bring to light has been around for 

decades but is as pertinent today as when it was first developed by 

Kretzmann and McKnight at Northwestern University more than three 

decades ago. It’s called asset-based community-driven development 

(ABCD), a bottom-up way of working with communities. ABCD is built 

on four foundations. It: 

• Focuses on community assets and strengths rather than problems 

and needs 

• Identifies and mobilizes individual and community assets, skills 

and passions 

• Is community driven – ‘building communities from the inside out’ 

• Is relationship driven.381 

Kretzmann and McKnight contend that significant community-based 

development only occurs when local community members are 

committed to investing themselves and their resources in an effort. In 

so many cases, they argue, the prospect for help from outside the 

neighborhood - such as large-scale, job-providing companies locating 

in the neighborhood - is unlikely, so it makes more sense for 

community-based development to start from within the community. 

Ultimately, they argue, neighborhood generation is best done by the 

community mapping its assets, capabilities, and abilities, and then 

“connecting them with one another in ways that multiply their power 

and effectiveness, and to begin harnessing those local institutions that 

are not yet available for local development purposes. … The 

regenerating community can then begin to assemble its strengths 

into new combinations, new structures of opportunity, new sources of 

income and control, and new possibilities for production.”382  

Communities that have undertaken ABCD will do an inventory going 

household by household, building by building, block by block to 

discover a vast and surprising array of individual talents and 

Evanston, Ill.: Center for Urban Affairs and Policy Research, Northwestern 

University. 
382 John P. Kretzmann and John L. McKnight, “Building Communities from the 

Inside Out: A Path Toward Finding and Mobilizing a Community's Assets,” 

Evanston, IL: Institute for Policy Research, 1993, pp. 3-4. 



 

 
Page | 117                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

productive skills. ABCD believes in the “giftedness” of every individual. 

Once they have a good handle on their assets and gifts, they compile 

an inventory of voluntary citizens’, neighborhood, and civic 

associations, which may include those with community, religious, 

cultural, athletic, public safety, recreational and other purposes.  

Finally, working from the “inside-out,” they map the formal 

institutions located in the community including private businesses, 

schools, libraries, parks, police and fire stations, service agencies, 

nonprofit organizations, and hospitals that are all part of the 

community fabric.  

Once a community discovers all of its assets, it can then determine its 

goals, build its agenda, and figure out how to best utilize and deploy 

these three sets of assets. Simultaneously, it must identify what 

outside resources are needed that can be fully mobilized around the 

community's priorities. One of the central roles throughout this 

process is that asset-based community developers must continuously 

build and rebuild relationships between and among residents, the 

local, voluntary groups, and the local, more formal institutions. 383   

 

Conclusion  

Community engagement is critical to equitable prosperity and 

development, requiring a multitude of strategies, activities, and 

organizations involved at many different levels on many different 

projects and initiatives over time. 

More traditional types of engagement will still play a role over the 

course of this long-term process. These will include listening sessions 

to surface community concerns, walking and bus tours to highlight 

assets or challenges, community advisory committees to guide a 

specific public equity effort, public workshops to share concept plans, 

online surveys to collect baseline data or to evaluate progress, social 

media to promote ideas or to gather a wide variety of perspectives, 

and so on.  

_______________________________________________________________________ 

However, at the heart of this equitable prosperity journey, 

the community engagement will need to be deep, 

connected, heavily influenced by the community, and 

ongoing. It must focus on process, relationship building, 

and trust building, but all toward a commitment to 

implementation, monitoring progress, making timely and 

strategic adjustments to reach targeted outcomes. 
____________________________________________________________________________________________________________ 

However, at the heart of this equitable prosperity journey, the 

community engagement will need to be deep, connected, heavily 

influenced by the community, and ongoing. It must focus on process, 

relationship building, and trust building, but all toward a commitment 

to implementation, monitoring progress, making timely and strategic 

adjustments to reach targeted outcomes. As Richard Harwood says, 

“trust is rooted in a track record. … trust forms only when people see 

results; when they sense we are living up to our pledges and 

promises.”384  

In many cases, but not all, community engagement must engage 

residents and communities that have endured many years of 

disinvestment and neglect. Meaningful engagement, whether at the 

neighborhood or county level, “will require innovative partnerships 

that are inclusive of voices that have been left behind while focusing 

on a shared vision for a [more] prosperous future.”385 

Across all these engagement efforts, it will be critical for the 

many faith communities in the County to play an important 

role in organizing, supporting, and in some case leading these 

efforts.  

At its core, the best kinds of community engagement for Prince 

George's will be those that establish and sustain the path to positive 

community change. 

.   

 

                                                           
383 John P. Kretzmann and John L. McKnight, “Building Communities from the 

Inside Out: A Path Toward Finding and Mobilizing a Community's Assets,” 

Evanston, IL: Institute for Policy Research, 1993, pp. 4-6. 
384 Richard C. Harwood, “Getting Real About Rebuilding Trust,” Huffington Post, 

February 12, 2015 (https://www.huffingtonpost.com/richard-c-

harwood/getting-real-about-rebuilding-trust_b_6663780.html).  

385 “The Sustainable Communities Initiative: The Community Engagement Guide 

for Sustainable Communities,” PolicyLink and Kirwan Institute at The Ohio State 

University, 2012, p. 2.  

https://www.huffingtonpost.com/richard-c-harwood/getting-real-about-rebuilding-trust_b_6663780.html
https://www.huffingtonpost.com/richard-c-harwood/getting-real-about-rebuilding-trust_b_6663780.html
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Conclusion 
 

Equity: A Strategic Choice 

We wrote this white paper to put a stake in the ground about racial and 

economic equity as Prince George’s sits at a crucial inflection point in its 

evolution: 

Will the County move forward by treating equity as 

necessary but still secondary to other policy and planning 

considerations? 

Or 

Will the County move forward on its ambitious trajectory for 

growth & development by putting equity at the center of its 

conversations, its policies, and then be held accountable for 

the results?  

As a County – a majority African American county – we have so much 

going for us:  

• At the top echelon of affluent black counties in the U.S. 

• A diverse and robust set of higher education institutions 

• Many federal facilities and institutions around which to build 

• A healthy percentage of well-educated, highly skilled IT professionals, 

the majority of which are African-American 

• Metro and Purple Line stations around which to create new vibrant live, 

work, and play communities 

• A powerful faith community 

And the list can go on and on. It's not debatable: Prince George's has 

much to be proud of. 

Yet, Prince George’s faces notable challenges too, many of them a legacy 

of structural racism from previous decades. Communities of color have 

always encountered an uphill struggle in this country, and this is no less 

true in our region or in Prince George’s. Moreover, communities of color 

have always championed for the change necessary to make our society 

                                                           
386 “Equitable Growth Profile of Fairfax County,” PolicyLink and University of 

Southern California Program for Environmental and Regional Equity, 2016, p. 

10. 

fairer, more just, and more equitable, no matter how constrained by the 

law, existing policy, or the larger culture.  

Creating a vision for greater equity – racial equity - in our economy, our 

investments, our infrastructure, our housing, our transit, and so on, is yet 

another uphill climb and pursuing its implementation is a next chapter in 

the struggle for needed change.  

When you grow up black or brown in the U.S., you face serious 

challenges despite your immeasurable potential. Neither our society, nor 

our economy, nor our approach to developing/redeveloping our local 

land, housing or transportation is – or ever has been - equitable to 

communities of color.  

Our thesis is that achieving equitable prosperity and development for all 

racial and ethnic groups is not a pipe dream – it is eminently doable. At 

the same time, it is only achievable if we as a county – whether in 

government, in the private sector, and in all our cities, towns, 

communities, and neighborhoods - adopt a new lens, a new orientation, 

and a new commitment.  

Fairfax County, VA has worked with PolicyLink and USC’s Program for 

Environmental and Regional Equity to publish an “equitable growth 

profile” for the county to use as a guiding star for its future development. 

In the profile, Fairfax asks, “What is an equitable county? Their answer – 

imminently applicable to Prince George’s - is: 

Counties are equitable when all residents –regardless of 

race/ethnicity, and nativity, age, gender, neighborhood 

of residence or other characteristics –can fully 

participate in the region’s economic vitality, contribute 

to its readiness for the future, and connect to its assets 

and resources.386 

This definition fits well with our aspirations for Prince George's.  

So, what does it mean to adopt a new lens and new orientation for 

equity? The box on the next pages summarizes the critical roles that each 

major stakeholder will need to embrace.  

If we as a County are to move unreservedly in this direction, all sectors 

must stand ready to commit more deeply to equity and take ownership 
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387 Joseph Parilla, “Opportunity for Growth: How reducing barriers to economic 

inclusion can benefit workers, firms, and local economies,” The Brookings 

Institution Metropolitan Policy Programs, September 2017, pp. 28-29. 

and accountability in the pursuit of a more equitable and prosperous 

County.  

This will not be a modest undertaking.  

Keep in mind that even cities and counties that have made greater 

commitments to equity, none have established a clear roadmap to follow 

or achieved ground-breaking success. 

As an example, the Brookings Institution has a program called Metro 

Monitor that defines what they call inclusive growth as "a process that 

encourages long-run growth by improving the productivity of individuals 

and firms (growth) to raise local living standards (prosperity) for all 

(inclusion)."387 

Metro Monitor tracked the 100 largest metro areas from 2010-2015 and 

found that "only 11 — Albany, Austin, Charleston, Columbus, Dayton, 

Denver, Oklahoma City, Omaha, San Antonio, Tulsa, and Worcester—

improved growth, prosperity, and inclusion.388  

That said, there is still much to learn from the progress made by these 

eleven jurisdictions as well as many other jurisdictions included in this 

paper. Shearer and Berube, who run Metro Monitor, have set forth 

preliminary conclusions about why so few U.S. metro areas achieve 

inclusive growth. Those conclusions are that these eleven cities: 

Shared a job-creation trajectory that combined 

employment growth in innovative, high-skilled sectors 

like technology and middle-skill sectors like 

manufacturing and transportation. As these tradable 

sectors expanded, so too did hiring in lower paying, 

local services like retail. This recipe is rare, but it offers a 

path for how economic development actors can set 

strategies that lead to broad-based prosperity.389  

The recipe must also include changing the questions we ask as we 

pursue new economic initiatives, initiate new commercial and housing 

developments, and prepare our youth and our workforce for a highly 

dynamic and ever-changing economic future. The questions our public, 

private, and community leaders must continue to ask are:  

• Who is Adversely Affected? Which racial/ethnic groups may be most 

affected adversely by specific proposals/projects/developments and 

have those groups been informed, meaningfully involved and 

authentically represented in the development of this 

proposal/project/development? 

• How do we Prevent Unintended Racial Consequences? What adverse 

racial impacts or unintended racial consequences could result from this 

policy/proposal/project and how might those impacts and 

consequences be prevented or minimized?  

388 Richard Shearer and Alan Berube, “The surprisingly short list of US metro 

areas achieving inclusive economic growth,” The Avenue, April 27, 2017. 
389 Parilla, 28.  

New Stakeholder Roles  

that Embrace Equity 
 

• An alliance of government, corporate, non-profit, 

and community stakeholders band together to 

develop a shared agenda on strategies and 

outcomes for greater equity 

• The County administration and County Council 

commit to using an equity lens in the 

development of policies, plans, and legislation 

• The private sector, including companies large and 

small and those advocating for the private sector, 

resolve to operate in ways that move the County 

toward more equitable prosperity and 

development while also growing the economy 

around primary industry and innovation clusters 

• Universities, colleges, hospitals, and medical 

centers playing crucial anchor institution roles by 

leading industry clusters, stimulating innovations, 

employing local residents, purchasing from local 

small businesses, and addressing workforce needs.  

• Non-profits – both established and those newly 

formed – commit to working systemically to 

address problems and develop solutions within 

both the non-profit sector and by reaching and 

collaborating across sectors to leverage even 

greater, positive, change.  

• Social innovators, entrepreneurs, and enterprises 

also collaborate across sectors and other 

traditional boundaries to develop systemic 

solutions that help bring about greater racial 

equity on a wide range of issues and policy areas. 

• Residents and community members play active 

and influential roles as change advocates and 

change makers in every aspect of the agenda. 
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• What Positive Impacts Could Result? What positive impacts on equality 

and inclusion, if any, could result from this policy/proposal/project? 

Which communities of color could benefit?  

• How to Maximize Equity? Are there further ways to maximize equitable 

opportunities and impacts?390 

 

The Path: Pursue Integrated Strategies and Systemic 

Solutions 

Equally important, though, is understanding the various systemic and 

integrated strategies and connections that need to be in play to 

achieve the above outputs and more. 

Support the growth of core industry clusters - in the innovations they 

produce, the revenues they generate, the new firms that start-up and 

grow within them, and the increased synergies among all players 

within each – to ensure genuine progress that produces more high 

and middle-skill jobs for County residents and graduates. Industry 

cluster growth also helps to bolster the tax base and enhance needed 

public investments in a range of areas. 

Invest in high-quality workforce development (public & private) and 

education (K12 and postsecondary) in ways that develop larger 

numbers of college- and career-ready students and graduates, 

especially in the fields and trades where those jobs are growing. This 

includes investment in a robust ecosystem for entrepreneurs of color. 

Overall, investments in these areas will ensure that industry clusters 

continue to find local high- and middle-skill workers for employment 

and contract work. Such opportunities will also allow more residents to 

build greater personal wealth, which is critical for households of color. 

Build out housing of all types and at higher densities around transit 

stations and innovation districts, while preserving and creating 

sufficient affordable housing so that more County residents can live 

and work here, especially residents from inner beltway communities. 

Invest in transportation modes that increase residents' and workers' 

access to jobs and transit hubs and essential neighborhood-based 

amenities and services, especially in traditionally underserved 

neighborhoods. These investments will also enable continued growth for 

transit-oriented development neighborhoods and commercial areas that 

support both industry clusters, innovation districts, and more livable, 

walkable neighborhoods throughout the County and reduce the 

environmental impact of the suburban sprawl it replaces. 

Invest in historically underserved neighborhoods by upgrading 

infrastructure, improving health for residents (while reducing 

environmental hazards and threats), growing the number of community 

schools that effectively serve all students while meeting other essential 

family and community needs, increasing amenities that have been 

lacking, and providing more equitable justice for its youth and adults.391   

Engage in strategic, ongoing equity collaborations – across sectors and 

communities – that support the systemic improvement of racial and 

economic equity in every area of County life.  

The graphic on this page captures the dynamic nature of these six 

overarching strategies to increase prosperity and equity in the County.  

We believe that with the right commitments from a wide range of 

stakeholders that Prince George’s can create a more equitable county 

that is part and parcel of greater economic prosperity.  

 

We hope that this paper will serve as one tool to further 

the journey toward greater equity in Prince George’s! 

 

                                                           
390 “Racial Equity Impact Assessment,” Race Forward, 2009, pp. 1-2.  391 See pages 104-122 in Appendix A to read our write-up about educational 

equity, health equity, environmental justice, and equitable justice. 
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Appendix A 

Equity is Not Just about Economics: 

 

Recommendations in Other Key Policy Areas 

ur focus in this paper has been almost entirely on equity 

issues related to economic development as well as public 

policies that enable more inclusive economics and more 

equitable land-use development – from housing to transportation to 

infrastructure.  

Equity, however, touches just about every aspect of our society. In 

particular, there are four areas of equity that are essential to the long-

term functionality of an equitable society. Those areas are:   

• Educational Equity, which centers on equity for individual 

students, within the classroom, within the school, across the 

school system, within postsecondary institutions, and so on.  

• Health Equity, which focuses on factors leading to poor health, 

various frameworks for health equity, and ways to improve 

health outcomes across the County.  

• Environmental Justice, which highlights siting of toxic waste 

dumps and landfills in communities of color, facilities with toxic 

chemicals, the movement of goods and hazardous particulate 

matter, urban sprawl, and so on. It also reprints the executive 

summary of the County’s new environmental justice plan for the 

21st century,  

• Equitable Justice, which underscores issues of racial disparity, the 

need for bail reform, the collateral costs of incarceration, the 

criminalization of poverty, the need to reduce recidivism, and the 

need for more effective reentry of returning citizens.  

Each of them deserves their own separate white paper. Although we 

don’t have the capacity in this paper to address them in great depth, 

in this section we lay out some of the key issues and provide some 

ideas for how equity can be addressed more constructively.  

 

  

O 
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Educational Equity 
 

 

 

 

efore delving into our local education circumstances, it is 

helpful to have a broader context. 

Education plays a central role in determining young people’s 

paths into adult life and beyond, in which the higher level of 

education you achieve, the higher earnings you attain, the better 

health you’re likely to enjoy, and a longer life you’ll live compared to 

those who attain lower levels of education.392 

On literacy and numeracy outcomes, U.S. adults’ skills have regressed 

from standing at #1 in the world post World War II to ranking last in a 

recent study of 26 OECD countries on math gains and second to last 

on literacy gains.393 According to the OECD, the PISA exam given in 

math, science, and reading to representative samples of 15 year-olds 

in 72 industrial nations, the U.S. performance has worsened over the 

past two decades, and in the most recent testing in 2015, U.S. 

students ranked 23rd in reading, 39th in math, and 25th in science.394 

When assessing performance based on student outcomes (not 

system inputs, for which it far ranks higher), Maryland ranks in the 

middle of all 50 states. For example, on the National Assessment of 

Educational Progress (NAEP), Maryland 4th graders rank 29th in Math, 

26th in Reading; and for its 8th graders, 25th in Math and 18th in 

Reading. The gaps in achievement for racial, socioeconomic, and 

special needs populations are also quite large in the state, as it is 

nationally.395 

 

Maryland Commission on Innovation and Excellence in 

Education 

A report from the Maryland Commission on Innovation & Excellence 

in Education states that in four years (2022), “two-thirds of Maryland 

jobs will require a postsecondary education credential, be it an 

                                                           
392 Simon Field, Malgorzata Kuczera, and Beatriz Pont, “Ten Steps to Equity in 

Education,” OECD Policy Brief, January 2008, pp. 1-2.  
393 Jonathan Rothwell, “The declining productivity of education,”, Brookings 

Institution (https://www.brookings.edu/blog/social-mobility-

memos/2016/12/23/the-declining-productivity-of-education/), December 23, 

2016 

industry certification or a two- or four-year college degree.”396 

Currently, the state is not on a trajectory to be able to meet those 

workforce demands through recruiting within the state. The 

Commission argues that although some Maryland students receive 

educations that prepare them for successful and rewarding careers, 

too many young Marylanders do not, especially those living in 

concentrated poverty.397 

Fourteen percent of Maryland children under eighteen live in poverty. 

Nearly 60% of Maryland public schools have 40% or more of their 

students eligible for a free or reduced lunch. In seven of the state’s 24 

(county) school districts, 90 or 100% of their schools meet this 

standard. In Prince George’s, more than 80% of our schools do. When 

race is considered, the largest proportion of Maryland living in 

poverty are African-American – by a large margin. If quality education 

is the only way out of poverty, then poor students of color are 

severely disadvantaged. 398 This, obviously, is true for Prince George’s 

too. 

The commission argues that to enable all students to succeed and 

reach adulthood with the ability to participate in the modern 

economy, It must  

1. Significantly increase its investment in quality early childhood 

education, including strong supports for low-income children 

and disabled children and families ages 0-2 and pre-

kindergarten for low income 3-year olds and all children with 

disabilities 

2. Devote considerably more resources to at-risk students, which 

includes students from low-income families, English-language 

learners, and students with disabilities 

394 “Interim Report,” Maryland Commission on Innovation & Excellence in 

Education, January 2018, pp. 2-3.  
395 “Interim Report,” Maryland Commission on Innovation & Excellence in 

Education, January 2018, p. 82. 
396 Interim Report, p. 5.  
397 Interim Report, p. 6.  
398 Interim Report, p. 6.  

B 

https://www.brookings.edu/blog/social-mobility-memos/2016/12/23/the-declining-productivity-of-education/
https://www.brookings.edu/blog/social-mobility-memos/2016/12/23/the-declining-productivity-of-education/


 

 
Page | 123                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

3. Transform teaching into a high-status profession with 

appropriate compensation for effective teachers 

4. Develop a system with college and career pathways tightly 

aligned from the early grades through graduation, one that 

catches students as soon as they begin to fall behind and 

enables students to move immediately into college or a 

profession with an industry recognized credential when they exit 

high school 

5. Strengthen its system of governance and accountability, align 

funding in preK-12 education with the Commission’s 

recommendations, and give the State’s citizens confidence their 

investments in preK-12 education are producing the desired results  

Recommendations # 1, 2, and 4 directly embed equity within the 

strategy. More details of this report can be found at: 

http://dls.maryland.gov/pubs/prod/NoPblTabMtg/CmsnInnovEduc/2

018-Preliminary-Report-of-the-Commission.pdf.  

 

PolicyLink: Create a strong cradle-to-career pipeline 

PolicyLink’s All-In-Cities report, which we’ve referenced before, 

reminds us that “[a] skilled workforce is the key to city success in the 

global economy, but our nation’s public-school systems, especially 

those in [or near] urban centers, are not adequately equipping youth 

of color with the skills to excel in the 21st century workforce.”399 

In a 2nd PolicyLink report, America’s Tomorrow, Treuhaft, et al, argue 

that “[t]he education system must be retooled to ensure that all 

children can develop the reading, math, and critical thinking skills to 

become our next generation of innovators and leaders. The 

continuing challenge of low-performing public schools that have 

neither the resources nor the well-trained teachers that ensure 

children can learn and achieve at their full potential must be 

addressed.” 400 

There is a gap nationally, in the state of Maryland, and in Prince 

George’s between the jobs that require - or will require within a few 

years – at least an associate’s degree, and the number of Black and 

Latino workers who are prepared for them. The current strategy in 

most jurisdictions is to attract graduates from the larger region and 

beyond other parts of the region to meet the needs for skilled 

workers. Critical to the County will be to develop homegrown talent 

within the County through a “cradle-to-career” (C2C) approach. The 

District Columbia has already embarked on an ambitious C2C 

initiative called Raise DC (http://www.raisedc.org/).  

                                                           
399 Sarah Treuhaft, “All-In Cities: Building an Equitable Economy from the 

Ground Up,” PolicyLink, 2016, p. 13. 
400 Sarah Treuhaft, Angela Glover Blackwell and Manuel Pastor, “America’s 

Tomorrow: Equity is the Superior Growth Model,” PolicyLink · PERE, 2011. 

Prince George’s should focus on creating a pipeline that focuses both 

on delivering quality Pre-K-12 education as well as aligning its 

workforce system to connect adult workers—especially those facing 

challenging employment barriers—with middle-skill careers or higher. 

Both PGCPS and the County government play important roles here, 

with the latter needing to lead by aligning key partners around 

educational and workforce strategies and investments.401  

[Examples of equity in education and workforce can be found in the 

box on the next page.] 

________________________________________________________________________ 

Prince George’s should focus on creating a pipeline that 

focuses both on delivering quality Pre-K-12 education as 

well as aligning its workforce system to connect adult 

workers with middle-skill careers or higher. 
____________________________________________________________________________________________________________ 

As Treuhaft contends, All-in cities must “grow their own talent pool 

by using their bully pulpit, convening powers, and the policy tools 

available to them to create a robust cradle-to-career education and 

workforce pipeline that equips low-income children and workers with 

the skills they need to succeed.”402 They recommend four strategies, 

the first two of which mirror the recommendations from the Maryland 

Commission on Innovation and Excellence in Education: 

• Expand access to high-quality preschool for working-class 

families. 

• Ensure excellent public education for low-income students 

through strategies including comprehensive, place-based cradle-

to-career initiatives, such as the federal Promise Neighborhoods 

program. 

• Reform harsh, zero-tolerance school discipline policies to keep 

youth in school and on track to graduate. 

• Implement sectoral workforce development and training 

programs and apprenticeships that connect un- and 

underemployed workers with good jobs.403 

Treuhaft, et al, also contend that “[q]uality college education needs to 

be affordable and accessible for all children, but alternative 

postsecondary education and training programs are also needed. The 

community college system is particularly important for providing low-

income people and people of color with pathways to middle-skill jobs 

that pay family-supporting wages and offer opportunities for 

advancement and growth.” 

401 Treuhaft, “All-In-Cities,” 2016, p. 13. 

402 Treuhaft, p. 13.  
403 Sarah Treuhaft, “All-In Cities: Building an Equitable Economy from the 

Ground Up,” PolicyLink, 2016, p. 13. 

http://dls.maryland.gov/pubs/prod/NoPblTabMtg/CmsnInnovEduc/2018-Preliminary-Report-of-the-Commission.pdf
http://dls.maryland.gov/pubs/prod/NoPblTabMtg/CmsnInnovEduc/2018-Preliminary-Report-of-the-Commission.pdf
http://www.raisedc.org/
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404 Treuhaft, et al, “America’s Tomorrow,”  
405 Karmen Rouland, PhD, “Exploring Equity Issues: Racial Identity, Academic 

Identity, and Academic Outcomes for Students of Color,” Mid-Atlantic Equity 

Consortium, Inc., 2017, p. 2.  

However, community colleges need sufficient resources in order to 

serve low-income students effectively, that is, they “need to provide 

adequate student support services, financial aid, effective counseling, 

and remedial coursework. Relationships with industry and organized 

labor are critical for building a curriculum that prepares students for 

the changing needs of industry and business.”404 

 

Greater Educational Equity - at Six Levels 

Let’s look at equity at every level: from the student, to the classroom, 

to the school, to the school system, to higher education, to state 

policies. 

First, the student.  

Success for students, particularly students of color, rests heavily on a 

student’s self-perception and self-concept. “The cultural, ethnic, and 

racial backgrounds of students play an integral role in their beliefs, 

practices, and expectations for education (Boykin & Toms, 1985). 

Aspects of an academic identity and an academic self-concept are 

strongly related to and have an effect on the academic performance 

of students. Awareness of race and the ways in which 

structural/institutional racism affects students of color is key to 

helping them achieve their full academic potential (Howard, 2010).”405 

For students of color to succeed, their teachers must understand 

“how race and culture manifest in education and how race shapes 

how students see their worlds. …. To enhance the academic outcomes 

of this population, the curriculum and instructional strategies in 

public schools should begin to reflect students’ out-of-school cultural 

experiences.”406 This should also include teachers acknowledging the 

social, political, and historical role that race has played throughout 

U.S. history. 

Finally, it is critical to provide students of color educational 

experiences that meet three psychological needs: competence 

(feeling capable of completing a task), relatedness (sense of 

belonging to the environment), and autonomy (need for 

independence and to make choices) because meeting these needs 

helps students of color to overcome the internalization of negative 

beliefs they may have acquired as they’ve advanced through school 

and allows them to “become more engaged and feel more self-

determined.”407  

 

 

406 Rougland, Racial Identity, MEAC, 2017, p. 2.  
407 Rougland, Racial Identity, MEAC, 2017, pp. 4-5.  

Equity-Driven Growth in Practice:  

Education and Workforce 
 

• The Harlem Children’s Zone is a comprehensive cradle-

to-college program that has helped more than 600 

low-income children of color in Harlem enter college. 

Inspired by the Harlem Children’s Zone, the federal 

Promise Neighborhoods program is a bold new 

initiative to break the cycle of generational poverty by 

wrapping children in a pipeline of health, social, and 

educational supports from birth through college. 

Twenty-one Promise Neighborhood communities have 

received planning grants from the U.S. Department of 

Education, and additional planning grants plus the first 

implementation grants will be awarded in 2011. 

 

• Recognizing the growing gap between the education 

levels of their regions’ youth (predominantly 

immigrants) and the workforce needs of their 

employers, the Chambers of Commerce in Los Angeles 

and Santa Ana both launched partnerships with their 

local school districts. The Santa Ana Chamber created a 

jointly administered high school that trains students for 

careers in six growth industries: automotive and 

transportation, engineering and construction, global 

business, health care, manufacturing, and new media. 

The Los Angeles Chamber has focused on exposing 

public school students to career opportunities through 

summer jobs and internships arranged with thousands 

of employer partners. 

 

• After California’s largest utility company, PG&E, 

recognized that a wave of Baby Boomer retirements 

was creating a shortage of new employees, it teamed 

up with local community colleges to establish a pilot 

training program that prepares young people for 

entry-level utility jobs. Launched in 2008, the PG&E 

PowerPathway program has graduated 200 students; 

more than half are women or people of color. A 

majority of these graduates have taken utility jobs that 

pay between $19 and $29 per hour. 

 

Source: Treuhaft, Sarah, Blackwell, Angela Glover and Pastor, 

Manuel, “America’s Tomorrow: Equity is the Superior Growth 

Model,” PolicyLink · PERE, 2011, p. 23.  
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Second, the classroom. 

The Mid-Atlantic Equity Consortium (MEAC) has a number of 

excellent resources for teachers, schools, and school systems as it 

relates to equity.  

How do we ensure a more equitable classroom for students, 

especially students of color and students from lower-income 

households?  

MEAC recommends and Equity Audit, using the following criteria for 

an equitable classroom, as follows.  

“An equitable classroom reflects the overall school environment and 

is characterized by:  

1. An inclusive climate and visual environment;  

2. Multicultural and culturally responsive pedagogy, curricula, and 

materials;  

3. A wide variety of instructional strategies to meet differing 

learning styles and backgrounds;  

4. Utilization of student funds of knowledge and outside resources 

to provide diverse tools, strategies, and role models;  

5. Availability of extracurricular activities to enrich the curriculum 

and provide multicultural experiences;  

6. Active outreach to and substantive involvement of 

parents/families from all groups in varied aspects of the 

educational program, both planning and instructional; and  

7. Recognition of multiple intelligences and student strengths 

through academic opportunities, honors, leadership roles, and 

creative options.”408 

For equity at the school level, MEA recommends an Equity Audit as 

follows.  

“An equitable school provides the climate, process, and content 

which enable students and staff to perform at their highest level. An 

equitable school ensures successful academic outcomes by providing 

equitable resources and appropriate instructional strategies for each 

student. The equitable school: 

1. Has a clear mission which is committed to equitable access, 

processes, treatment, and outcomes for all students, regardless 

of race, gender, national origin (English Learners), disability, or 

socioeconomic status. 

                                                           
408 Jill Moss Greenberg and Susan Shaffer, “Elements of Equity: Criteria for 

Equitable Schools,” Mid-Atlantic Equity Consortium, Inc., 2016, p. 1. 
409 “Criteria for an Equitable School – Equity Audit,” Mid-Atlantic Equity 

Consortium, Inc., 2018, p. 1.  

2. Provides an inclusive visual environment - halls, displays, and 

classrooms exhibit pictures and information about diverse 

students and cultures. 

3. Reflects and works in collaboration with the various 

socioeconomic, racial, ethnic, language, gender, and disability 

groups within the school community. 

4. Works in partnership with parents, the business community, and 

civic and community organizations to enrich the curriculum, 

provide consistently high expectations for all students, and 

develop supports and opportunities for all students.”409 

Let’s look at the school system next.  

The TNI@School initiative aspires to create more equitable schools in 

the County’s highest need neighborhoods. Integrated into the 

County’s overall Transforming Neighborhoods Initiative (TNI), 

TNI@School is a collaboration between the County government and 

Prince George’s County Public Schools (PGCPS). The primary 

implementation partner for the County government is the 

Department of Social Services, which focuses on supporting students 

in more than 40 schools (22 elementary; 10 middle; and 10 high 

schools) with wraparound supports to improve learning,410 all in or 

near the core TNI neighborhoods.411 

________________________________________________________________________ 

TNI@School focuses on ensuring individual students are 

resilient, successful, and ready to learn, and looks to 

improve outcomes around attendance, student behavior, 

family stability, and graduation rates. 
____________________________________________________________________________________________________________ 

TNI@School focuses on ensuring individual students are resilient, 

successful, and ready to learn, and looks to improve outcomes 

around attendance, student behavior, family stability, and graduation 

rates. In particular: 

• School attendance is essential because those who attend school 

are more likely to learn content and succeed academically. 

Chronic absenteeism among Prince George’s high schoolers was 

three times the national average in 2015. 

• Improved behavior is critical because suspension and expulsion 

rates have been high in these schools and have very negative 

impacts on students, including higher risk of violence and 

greater likelihood of academic failure. Suspensions in Prince 

410 Sarah Gillespie, Jasmine Simington, and Megan Gallagher, “Supporting 

Students to Be Resilient, Successful, and Ready to Learn,” Urban Institute, June 

2018, p. 1.  
411 The neighborhoods are: East Riverdale/Bladensburg, Forestville, 

Glassmanor/Oxon Hill, Hillcrest Heights/Marlow Heights, Kentland/Palmer 

Park, Langley Park, Silver Hill, Suitland/Coral Hills, and Woodlawn/Lanham.  
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George’s schools were higher than the overall rate in the state in 

2015. 

• Family stability is crucial because children in stable families are 

less vulnerable to a range of negative behavioral and health 

outcomes. 

• Increased graduation rates often lead to college and career 

advancement and higher income in adulthood. Prince George’s 

high school graduation rates have steadily improved in recent 

years, although are lower than state averages.412  

On the last outcome area, the current graduation rates are under 

some suspicion because of a state audit conducted in 2017 that 

found that the school system “does not consistently monitor 

adherence to grading policies and procedures. The report also 

described the system’s record-keeping as ‘poor’ and said 

investigators identified ‘irregularities’ in grade-changing practices.”413 

The Community Schools model is one of the most promising school 

reform models nationally. Community Schools typically are open for 

extended hours, operate in partnership with community agencies, 

offer a range of services focused on student, the family, and the 

community.414 

A literature review of 49 community school programs found that: 

• Thirty-six achieved academic gains 

• Nineteen reported school attendance increases 

• Eleven showed progress in school suspension reductions 

• Twelve showed growth in parents’ involvement 

• Six demonstrated lower violence rates415 

________________________________________________________________________ 

The Community Schools model is one of the most 

promising school reform models nationally. Community 

Schools typically are open for extended hours, operate in 

partnership with community agencies, offer a range of 

services focused on student, the family, and the 

community. 
____________________________________________________________________________________________________________ 

                                                           
412 Sarah Gillespie, Jasmine Simington, and Megan Gallagher, “Supporting 

Students to Be Resilient, Successful, and Ready to Learn,” Urban Institute, June 

2018, pp. 3-4.  
413 John McNamara, “P.G. County schools chief presents plan in reponse to 

audit,” Capital Gazette (http://www.capitalgazette.com/bowie_bladenews/ac-

bb-maxwell-0201-story.html#), January 31, 2018.  
414 

http://www.communityschools.org/aboutschools/what_is_a_community_schoo

l.aspx  

TNI@School has adopted The Coalition for Community Schools’ 

framework to make progress toward its goals. In particular, the 

initiative features seven core partners and offers four categories of 

services: 

• Resource connection and referral 

• Behavioral health counseling 

• Positive youth development and college and career readiness 

• Case management 

The community schools’ framework integrated with structural 

strategies like multidisciplinary teams, colocation of education 

services, performance measurement, and data sharing show great 

promise, if a long-term commitment is made, toward achieving 

greater equity for youth attending these 40+ schools.416 

Another important initiative that started recently in the County is 

funded by Venture Philanthropy Partners (VPP): Ready for Work. VPP 

launched this initiative because only 25% of youth aged 16-19 in the 

County are employed compared to 33% statewide, the County’s 

dropout rate is considerably higher than the state average, and within 

two years, 65% of all jobs will require at least some postsecondary 

education.417  

The Ready for Work initiative is focused on the 2,000+ students from 

Suitland, Oxon Hill, and High Point high schools that will graduate by 

2021, and need to be career- and college-ready. Its three-part 

strategy is:  

1. Strengthen Career Academies, including partnering with Teach 

for America-DC Region and building the capacity of career 

academies to enhance technical skill development 

2. Expand youthCONNECT, to improve students’ readiness for 

employment and postsecondary education by partnering with 

five non-profits: College Summit, Hillside Work-Scholarship 

Connection, Maryland Multicultural Youth Center, Urban Alliance, 

and Year Up. 

3. Provide Real Work Experiences, to get young people connected 

to meaningful job experiences at an early age by partnering with 

business leaders and employers to ensure the 

skills/competencies students are learning meet employer 

needs.418 

415 Joy G. Dryfoos, “Evaluation of Community Schools: findings to date,” 

Carnegie Corporation, 2003, pp. 4-6. 
416 Sarah Gillespie, Jasmine Simington, and Megan Gallagher, “Supporting 

Students to Be Resilient, Successful, and Ready to Learn,” Urban Institute, June 

2018, pp. 4-8. 
417 http://www.vppartners.org/investments/ready-for-work/.  
418 http://www.vppartners.org/investments/ready-for-work/.  

http://www.capitalgazette.com/bowie_bladenews/ac-bb-maxwell-0201-story.html
http://www.capitalgazette.com/bowie_bladenews/ac-bb-maxwell-0201-story.html
http://www.communityschools.org/aboutschools/what_is_a_community_school.aspx
http://www.communityschools.org/aboutschools/what_is_a_community_school.aspx
http://www.vppartners.org/investments/ready-for-work/
http://www.vppartners.org/investments/ready-for-work/
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School systems like PGCPS can also use Title II funds from the federal 

Every Student Succeeds Act (ESSA) to counteract racial inequality and 

unequal resource allocation, especially in schools and for students 

with the greatest need. More ideas for PGCPS can be found at 

“Exploring Equity Issues: How ESSA Provides the Opportunity to 

Target Inequitable Education Practices and Outcomes.”419  

Let’s explore equity as it relates to higher education in the County. 

Racial achievement gaps persist in higher education nationally and 

locally, although college-going rates for blacks and Hispanics have 

increased since 1995. There is some reason for continued optimism 

although significant barriers persist: the share of students from 

lowest-income households enrolling in college has been steadily 

increasing. In 2015, 61% of African American and 65% of Hispanic 

high school graduates enrolled directly in college compared to 69% 

of White students.420 However, these students of color are more likely 

to attend under-resourced institutions (2-year colleges or 4-year 

colleges where completion rates are low).  

________________________________________________________________________ 

The share of students from lowest-income households 

enrolling in college has been steadily increasing. In 2015, 

61% of African American and 65% of Hispanic high 

school graduates enrolled directly in college compared 

to 69% of White students. 
____________________________________________________________________________________________________________ 

To increase the success of lower-income students and students of 

color in transitioning to college and earning a postsecondary degree, 

experts are beginning to rally around the student momentum 

framework, which includes:  

• Strong academic preparation, including having students enroll in 

the highest-level high school courses available (including dual 

enrollment and AP courses) 

• Early assessment and transition courses in the junior year to 

ensure students enroll in courses specific to their needs in senior 

year. Sometimes the courses re co-developed by high school and 

college faculty, jointly.  

• Requirement of all juniors to take a college entrance examination 

which is associated with higher college enrollment rates 

• Guidance of students to apply to more selective institutions 

aligned with their academic achievements and to apply to a 

                                                           
419 “Exploring Equity Issues: How ESSA Provides the Opportunity to Target 

Inequitable Education Practices and Outcomes.” Mid-Atlantic Equity 

Consortium, 2018, pp. 1-6. 
420 Katherine L. Hughes, “Exploring Equity Issues: Equitable Access to Higher 

Education,” Mid-Atlantic Equity Consortium, Inc., 2017, p. 2.  
421 “Adequacy of Education Funding in Maryland,” Department of Legislative 

Services’ Office of Policy Analysis: presentation to the Commission on 

minimum of four institutions (rather than one or two) – a safety 

school, two good-fit schools, and a reach institution.  

• Coaching of students around higher education costs both to 

avoid sticker shock, to understand financial aid packages that 

may be available to significantly reduce costs, and to help them 

complete FAFSA, Free Applications for Student Aid for which only 

33% of students from families earning less than $30,000 a year 

do not submit.  

As we have seen elsewhere in this white paper, a college degree 

matters. Workers with college experience have an easier time finding 

jobs that pay family-supporting wages. Those without that experience 

face lower wages and higher unemployment and underemployment 

rates.  

 

Finally let’s look at policies that can support equity at the state level. 

As of FY 2015, Prince George’s County Public Schools were 

underfunded by 25%, in large part because of the state’s retreat from 

fully funding schools. The state defines funding adequacy as “funding 

should be sufficient to acquire the total resources needed to 

reasonably expect that all students can meet academic performance 

standards.”421 The level of adequacy – at 75.3% - is the lowest of all 

24 counties in the state, including the city of Baltimore. Thus, there 

continues to be a critical need for advocates across Prince to compel 

lawmakers to fully fund PGCPS education to bring it back to 100%. 

The Job Opportunities Task Force (JOTF) has found that “[w]orkers 

with college experience are more likely to move out of poverty and 

attain higher-paying jobs. The poverty rate drops from 14 percent 

among Marylanders with a high school credential to less to 5 percent 

among Marylanders with at least some college experience. Looking at 

wages, the average Maryland worker with a high school diploma 

earns $33,000. Completing some college coursework or attaining an 

associate’s degree yields an average payoff of an additional $7,797 

per year. Over the course of a 40-year career, this adds up to nearly 

$332,000 in additional earnings. The pay-off is even more significant 

for workers who achieve a bachelor’s degree, yielding a premium of 

$1 million in lifetime earnings – enough to pay off an education and 

build a sound financial future.”422 

Statewide, low-income and African American students are 

significantly less likely to complete college – whereas 65% of 

university students in Maryland ultimately graduate, only 42% of 

African-American students do; and at community colleges in the 

state, only 21% of African-Americans graduate or transfer within four 

Innovation and Excellence in Education - 

http://dls.maryland.gov/pubs/prod/NoPblTabMtg/CmsnInnovEduc/2017_01_0

9_DLS_Presentation_Adequacy.pdf, January 2017,  
422 “Priced Out: Making College More Affordable for Low-Income 

Marylanders,” Job Opportunities Task Force Special Issue Brief, September 

2014, p. 2.  

http://dls.maryland.gov/pubs/prod/NoPblTabMtg/CmsnInnovEduc/2017_01_09_DLS_Presentation_Adequacy.pdf
http://dls.maryland.gov/pubs/prod/NoPblTabMtg/CmsnInnovEduc/2017_01_09_DLS_Presentation_Adequacy.pdf
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years, whereas 33% of students overall do. JOTF argues that 

postsecondary institutions – especially 2-year schools – “must have 

programs and aid policies designed to help working adult students 

complete,” because the majority of community college students are 

part-time students and only 30% of part-time students succeed.423 

________________________________________________________________________ 

Workers with college experience are more likely to move 

out of poverty and attain higher-paying jobs. The 

poverty rate drops from 14 percent among Marylanders 

with a high school credential to less to 5 percent among 

Marylanders with at least some college experience. 
____________________________________________________________________________________________________________ 

JOTF argues that to close the gap around college and career 

readiness, especially for low-income students and students from 

nontraditional backgrounds that Maryland must:  

1. Increase funding for need-based aid 

2. Target more aid to low-income students (e.g., changes to award 

eligibility, formulas, and maximum amounts; etc.) 

3. Evaluate and eliminate ineffective aid programs 

4. Hold down tuition by prioritizing institutional aid (ample base 

funding for four-year universities and community colleges) 

5. Explore performance-based model for aid to students and 

institutions (e.g., performance-based scholarships; state aid 

based on progress and completion for low-income, minority, and 

adult students; etc.) 

6. Reduce unnecessary student debt (e.g., better educate financial 

aid recipients; help families save through 529 plans; etc.) 

7. Make student success a priority (e.g., reform developmental 

education through curricular and program innovations; 

strengthen student supports like proactive advising, reliable child 

care; etc.) 

8. Support students on high-demand career pathways424 

For this final recommendation, Maryland should study Washington 

state’s Opportunity Grant program that supports thousands of 

students below the 200 percent poverty level. To compete at a high 

level, Prince George’s needs more students who are middle-skill and 

high-skill paths and programs like this help students either enroll in 

full or part-time certificate or degree programs that not only cover 

tuition, books, and fees, but also include supports like emergency 

child care, career advising, tutoring, and transportation. 

 

                                                           
423 Priced Out, JOTF, p. 4.  424 All eight of these recommendations can be found in fuller detail at “Priced 

Out: Making College More Affordable for Low-Income Marylanders,” Job 

Opportunities Task Force Special Issue Brief, September 2014, pp. 13-17. 
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Health Equity 
 

[Note: we could write an entire white paper on health and equity, but 

we can only include a brief section here that outlines the key equity 

issues and how they link, in part, to issues of equitable prosperity and 

equitable development.] 

 

ealth equity has been defined in numerous ways. The favorite 

in our literature search was “the attainment of the highest 

level of health possible for people of all ages and 

backgrounds.”425 Using an equity lens to address health inequity is 

critical because it acknowledges the need to address systemic barriers 

that create inequitable results and that those results become 

“obstacles that exclude groups or communities of people from full 

participation and benefits in social, economic, and political life.”426  

In the 2018 County Health in the state of Maryland, Prince George’s 

landed at 14th out of 24 counties. The 10 counties ranked lower all 

have median household incomes (MHI) well below that of Prince 

George’s. They are also far more rural than Prince George’s, whether 

on the eastern shore or in the far northwest corner of the state 

(Garrett, Allegany, Washington counties). Ten of the thirteen counties 

ranked higher had MHI’s well above Prince George’s. Thus, we can 

see an important relationship in the state – and with Prince George’s 

in particular – between household income and health outcomes. 

In the report, Prince George’s County Community Health Needs 

Assessment: 2016427, prepared by Prince George’s County Health 

Department, we see that chronic conditions such as heart disease, 

diabetes, and stroke continue to rank very high in the poor outcomes 

our residents experience.  

An estimated two-thirds of residents are obese or overweight, well 

above the national average. Many of our residents who experience 

mental and behavioral health challenges don’t receive the services 

and treatment they need and these challenges not only affect those 

                                                           
425 Health Equity Plan: 2016-2018,” Saint Paul – Ramsey County Public Health, 

2016, p. 1.  
426 Health Equity Plan, Ramsey County, p. 2.  
427 This Assessment was conducted in partnership with the five County 

hospitals: Doctors Community Hospital, Fort Washington Medical Center, 

Laurel Regional Hospital, MedStar Southern Maryland Medical Center, and 

Prince George’s Hospital Center. 

individuals, but their families and often, the communities in which 

they live. This 2016 report indicates that the county lacks the 

adequate resources needed to address these behavioral health issues 

(the ratio of residents to providers is far higher than the national 

average).428 

Factors Leading to Poor Health 

What causes these types of poor health outcomes? The 2016 health 

needs assessment indicates that it is due to six factors: 

• Poor social determinants of health – that includes such factors as 

poverty, food insecurity, access to healthy food, affordable 

housing, employment, lack of educational attainment, and a 

disparate built environment 

• Lack of healthcare providers – not just for primary care (currently 

a ratio of 1,910:1 for residents to providers, well above the 

national average), but for behavioral health, dentistry, and a wide 

range of specialists. It is also driven by a significant number of 

providers who don’t accept public insurance 

• Lack of quality healthcare providers – which includes both the 

perception that other jurisdictions offer higher quality providers 

and the lack of culturally competent and bilingual providers. 

Regarding the above point about lack of primary care providers, 

for example, “the areas of highest primary care need are within 

the Beltway and in the southern region of the County. An 

additional 61 primary care physicians (13 percent increase) and 

31 dentists (7 percent increase) are needed to meet the 

minimum (emphasis added) recommended ratios in these 

areas,”429 according to a recent University of Maryland School of 

Public Health study. 

428 “Prince George’s County Community Health Needs Assessment: 2016,” 

Prince George’s County Health Department, 2016, p. 5. 
429 Linda Aldoory, et al, “Transforming Health in Prince George’s County, 

Maryland: A Public Health Impact Study,” University of Maryland School of 

Public Health, 2012, p. 6.  
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• Lack of ability to access providers – due to limited transportation 

options where the supply does not meet the need and includes 

those who have urgent, unscheduled, but non-emergency needs 

• Access to affordable health insurance – despite the Affordable 

Care Act (which is increasingly in jeopardy) not everyone enrolls 

in health insurance (11% are uninsured), not everyone is eligible 

for it, and not everyone can afford the premiums, the co-pays, 

and/or the deductibles 

• Residents lack knowledge of or how to use available resources – 

the health care system can be challenging to navigate, residents 

don’t how to locate or utilize services, and there are high 

percentages in the County of residents with either low literacy or 

low health literacy430 

Where is the health equity need the greatest? No surprise that it is in 

many of the most distressed neighborhoods inside the beltway that 

we have highlighted throughout this white paper. See the County 

map431 on this page.  

County’s Health Department Strategic Plan  

It is important to note that the County’s Health Department has 

focused on addressing these many of these disparities in its 2017-

2021 Strategic Plan. The Plan has four goals it is pursuing: 

• Ensure access to high quality, coordinated health services for all 

Prince George’s County residents 

• Promote prevention and wellness to improve health outcomes in 

Prince George’s County 

• Increase community health equity to optimize health outcomes 

for all residents of Prince George’s County 

• Support and enhance the Prince George’s County Health 

Department as an innovative and effective leader in public health 

At the core, the County definitely needs higher quality and better 

coordinated health services with a focus on promoting prevention 

and wellness. However, a county public health department only has a 

limited reach in efforts to improve the health of all of its residents. 

Moving into the top tier rankings for health outcomes in the state will 

require coordination across far more agencies and initiatives, public 

and private, to gain traction. As seen above, many poor health 

outcomes can be attributed, at least in part, to  

• Residents living in poverty 

• Communities with sizable segments of its population that are 

food insecure defined by the USDA as consistent access to 

                                                           
430 Health Needs Assessment, 2016, pp. 4-5.  
431 Linda Aldoory, et al, “Transforming Health in Prince George’s County, p. 10.  

adequate food that is limited by a lack of money and other 

resources at times during the year 

• Living in communities with food deserts defined by the USDA as 

parts of the country vapid of fresh fruit, vegetables, and other 

healthful whole foods, usually found in impoverished areas and 

largely due to a lack of grocery stores, farmers’ markets, and 

healthy food provider 

• The affordability of housing as studies, like one done on 

Medicaid recipients in Oregon, find that health spending can 

decrease significantly after residents move into stable, affordable 

housing, meaning that when housing take up too much of the 

household budget, household spending on healthcare declines 

• The location of poorer quality housing, primarily in lower income, 

distressed neighborhoods, where the presence of radon, lead, 

and asbestos in older housing stock is likely to be higher.  

• The lack of employment which can impact both physical and 

psychological health of individuals, exacerbated by financial 

anxiety, poverty, and often social isolation.432 

• Adults with lower levels of education, who are more likely to 

engage in risky behaviors, such as smoking and drinking, and are 

432 Mel Bartley, “Unemployment and ill health: understanding the relationship,” 

Journal of Epidemiology and Community Health, Volume 48: 4, pp. 333-337. 
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less likely to have healthy behaviors related to diet and exercise, 

whereas people with more education are more likely to have 

healthy diets and exercise regularly. “In addition, Behavioral Risk 

Factor Surveillance System (BRFSS) data for 2010 indicate that 

only 61 percent of adults with less than a high school education 

and 68 percent of high school graduates said that they exercised 

in the past 30 days, compared to 85 percent of college 

graduates.”433 

• The disparities in the built environment, exemplified by the fact 

that people with lower education (and income) are far less likely 

to live in neighborhoods that “provide green space (e.g., parks), 

sidewalks, and other places to enable residents to walk and cycle 

to work and shopping, exercise, and play outside … and those 

[neighborhoods] with higher proportions of non-white residents 

are also less likely to have commercial exercise facilities.” 

Improving health equity, like every other form of equity in a County, 

requires intentionality and collaboration across agencies and sectors. 

It requires county agencies and other stakeholders to ask essential 

questions such as: who is not included in the work you do? What 

could contribute to this exclusion? What are you already doing to 

promote inclusion and greater equity? What can you do differently to 

ensure inclusion and greater equity? How does the proposed action 

address institutional racism and advance health equity?434   

Health Equity Pyramid 

In 2009, the Rhode Island Department of Health’s Division of 

Community, Family Health, and Equity published a framework they 

call the Health Equity and Impact Pyramid, which describes 

commitments the department made to address everything from 

indoor air quality to worksite wellness programs to asthma control 

programs to diabetes prevention to tobacco control to women, 

infants, and children programs, and well beyond. This framework can 

be found at: 

http://www.health.ri.gov/publications/books/EquityPyramid.pdf. An 

                                                           
433 Emily B. Zimmerman, Steven H. Woolf, and Amber Haley, “Understanding 

the Relationship Between Education and Health,” U.S. Department of Health 

and Human Services 

example of one of their 27 pyramids can be found in the adjacent 

graphic.  

In Rogers and Rhodes-Conway report, Cities at Work, they 

recommend a wide range of policies and practices to improve health 

outcomes in cities and counties, all of which are focused on 

improving health outcomes primarily in the neighborhoods and 

communities that most need it, including: 

• Develop a comprehensive, citywide wellness plan that 

incorporates wellness into all aspects of a jurisdiction’s planning. 

Wellness includes building sustainable housing, enhancing 

walkability and public spaces for physical activity, and making 

school menus healthier, among many other policies. 

• Redefine public health to focus on health in all policies by 

focusing on prevention and planning to address critical health 

issues like chronic, noncommunicable diseases as well as the 

ways in which economic conditions, the built environment, and 

social systems impact health. They also encourage using the 

County Health Rankings & Roadmaps 

(http://www.countyhealthrankings.org/), to guide efforts and 

motivate local government action. 

• Increase access to healthy, local food by diversifying farmers’ 

market customers and vendors, providing affordable public land 

and free advertising to enable more markets to flourish, ensuring 

zoning codes that allow and protect these markets, and 

establishing and promoting the use of electronic benefits 

transfer (EBT) at markets or fresh food vendors (and supplement 

with matching programs for EBT users) 

• Expand traditional retail food options via grant and loan 

programs to encourage supermarket development. Strategies 

include providing local entrepreneurs with on-the-job training to 

open and operate successful grocery stores; providing 

convenient public transportation to grocery stores; and working 

with nonprofits and local vendors to bring fresh food directly to 

underserved areas through mobile produce markets. 

• Reducing childhood obesity through physical 

activity by prioritizing funding and resources for 

physical activity programs for children that are easy to 

access and in a safe environment. This should also 

include a focus for pedestrian safety for children to walk 

to school that involves traffic calming mechanisms and 

implementation of complete streets. Safe Routes to 

School is a national program that provides guidance, a 

framework and funding plans for individual schools. In 

addition, counties must provide children with easy 

(https://www.ahrq.gov/professionals/education/curriculum-tools/population-

health/zimmerman.html), 2014. 
434 Health Equity Plan: 2016-2018,” Saint Paul – Ramsey County Public Health, 

2016, p. 2.  

http://www.health.ri.gov/publications/books/EquityPyramid.pdf
http://www.countyhealthrankings.org/
https://www.ahrq.gov/professionals/education/curriculum-tools/population-health/zimmerman.html
https://www.ahrq.gov/professionals/education/curriculum-tools/population-health/zimmerman.html
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access to crime-free recreational spaces and provide physical 

education and other support services to complement these safe 

recreation spaces.435 

PolicyLink, as on so many equity-related policy areas, also has several 

recommended strategies worthy of serious consideration: 

• “Increase access to healthy food in underserved neighborhoods 

and build more equitable food systems—from cultivation 

through to disposal—regionally.  

• Build and maintain high-quality parks, playgrounds, and green 

spaces in low-income neighborhoods.  

• Conduct “health impact assessments” to analyze policy proposals 

for their impacts on health equity. 

• Leverage key federal resources (like community development 

block grants) and neighborhood-focused programs (including 

Promise Neighborhoods, Choice Neighborhoods, Promise Zones, 

and the Healthy Food Financing Initiative) to create opportunity-

rich neighborhoods.”436 

Framework for Health Equity 

In 2009, the County contracted with RAND to publish a report, 

Assessing Health and Health Care in Prince George’s County. Its 

conclusions around high rates of chronic conditions, socio-economic 

disparities, and limited primary care capacity led the Baker 

Administration to make the improvement of the County’s healthcare 

delivery system one of his top priorities. This led to commissioning 

the 2012 study by the University of Maryland School of Public Health 

referenced above, that provided an important set of 

recommendations that should also be heeded, including a 

commitment to improving the health of residents by building a new 

health care system “committed to population health and prevention 

that includes a high-quality regional hospital center affiliated with a 

university, a strong primary care network and integrated public health 

services.”  

Although this new regional medical center will not be completed for 

another 2+ years, now is the time to ensure that this strong network 

and more integrated approach to public health services becomes far 

more integrated before and as the center opens. Although we do not 

have the space to recount the rest of the recommendations here, the 

full set of recommendations can be found on pages 20-23 of this 

study.437 

Most recently the County has completed its Primary Healthcare 

Strategic Plan that focuses on expanding access to patient-centered 

primary care services, improving the health of all County residents, 

and advancing the healthcare industry’s contribution to economic 

development. 

We conclude this section with a graphic developed by the Saint Paul-

Ramsey County Public Health Department in Minnesota. Titled 

“Framework for Health Equity,” it includes more than a dozen social 

determinants of health that ultimately influence, for better or for 

worse, health equity. It includes many of the topics and issues 

covered in this paper, including usable and accessible transportation, 

quality education and early learning, equitable justice system, 

institutional racism, safe and affordable housing, community 

economic development, and healthy built and natural environment.  

 

                                                           
435 Joel Rogers and Satya Rhodes-Conway, “Cities at Work: Progressive Local 

Policies to Rebuild the Middle Class: Report Summary,” Center on Wisconsin 

Strategy, February 2014, pp. 55-58.  
436 Sarah Treuhaft, “All-In Cities: Building an Equitable Economy from the 

Ground Up,” PolicyLink, 2016, p. 14.  

437 Linda Aldoory, et al, “Transforming Health in Prince George’s County, 

Maryland: A Public Health Impact Study,” University of Maryland School of 

Public Health, 2012, pp. 20-23. 
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Environmental Justice 
 

 

n a recent Yale University study of 14 common environmental 

pollutants, Hispanics were found to have the highest exposure 

rates for 10 of the 14 pollutants and African Americans had higher 

exposure rates than whites for 13 of those pollutants. This is a perfect 

example of how widespread environmental injustice is in the U.S., a 

phenomenon common in communities of color for more than a 

century.438 

What is environmental justice? The USC Program for Environmental 

and Regional Equity argues that it is “is rooted in the belief that all 

people, regardless of race, ethnicity, gender, or income, have the 

right to a clean and healthy environment in which to live, work, go to 

school, play, and pray. Study after study, however, has shown that 

low-income communities of color disproportionately bear the health 

and environmental burdens—and, concurrently, do not experience 

the benefits—that come from planning and development. Regions 

can achieve EJ when everyone enjoys equal access to decision-

making processes and can engage meaningfully in decisions 

regarding the distribution of both benefits and burdens of new plans 

and projects.”439 

In the early days of the environmental justice (EJ) movement, 

advocates focused primarily on the disproportionate siting of toxic 

waste dumps and landfills in communities of color. In the 21st century, 

EJ also focuses on: 

• Industrial pollution - in which facilities release toxic chemicals 

into the air and water 

• Movement of goods - many communities of color are located 

near trade hubs and corridors where hazardous particulate 

matter from trucks, trains, and ships cause respiratory problems, 

cardiovascular difficulties, and cancer 

• Urban sprawl – which causes increased pollution in city centers 

most often from suburban residents commuting into the city, 

where residents of color have lower access to cars, but suffer the 

health consequences nevertheless 

                                                           
438 Jasmine Bell, “5 Things to Know About Communities of Color and 

Environmental Justice,” Center for American Progress 

(https://www.americanprogress.org/issues/race/news/2016/04/25/136361/5-

things-to-know-about-communities-of-color-and-environmental-justice/), 

April 25, 2016.   

• Displacement – caused by smart growth and compact 

commercial and residential development in cities that then cause 

increased real estate prices pushing lower-income out of urban 

areas 

• Transportation inequity – caused by lack of affordable housing 

near job centers which places an increased burden on lower-

income residents (often of color) to locations inside and outside 

the city in which access to public transportation tends to be less 

accessible 

According to environmental sociologist Robert Bullard, African 

Americans making $50,000-$60,000 per year are more likely to live in 

polluted neighborhoods than white Americans who make just 

$10,000 per year. Clearly, then, zip code is a very powerful predictor 

of health in the U.S. and all zip codes are not created equal.440 

Residents and communities of color in Prince George’s also face 

significant environmental injustices, and have for years. As a result, 

the County’s Department of Environment recently commissioned a 

new environmental justice plan for the County.  

We have reprinted the executive summary of the plan and its six 

overarching themes below.  

 

Executive Summary of the Prince George’s 

Environmental Justice Plan (EJ 2025) 

Prepared By: The Program on Community Engagement, 

Environmental Justice, and Health (CEEJH) (Dr. Sacoby Wilson, 

Director), School of Public Health, the University of Maryland-College 

Park.  

The Environmental Justice Plan (EJ 2025) provides a description of 

environmental justice issues in Prince George's County. The plan 

highlights environmental justice concerns in five priority areas. This 

report provides recommendations on how to advance environmental 

justice in the County including: 1) the use of the Maryland EJSCREEN 

439 Manuel Pastor, Madeline Wander, and, Mirabai Auer,” Advancing 

Environmental Justice through Sustainability Planning,” USC Program for 

Environmental and Regional Equity (PERE), p. 2.  
440 Charles D. Ellison, “Racism in the Air You Breathe: When Where You Live 

Determines How Fast You Die,” https://www.theroot.com/racism-in-the-air-

you-breathe-when-where-you-live-dete-1790860848, August 17, 2015.  

I 

https://www.americanprogress.org/issues/race/news/2016/04/25/136361/5-things-to-know-about-communities-of-color-and-environmental-justice/
https://www.americanprogress.org/issues/race/news/2016/04/25/136361/5-things-to-know-about-communities-of-color-and-environmental-justice/
https://www.theroot.com/racism-in-the-air-you-breathe-when-where-you-live-dete-1790860848
https://www.theroot.com/racism-in-the-air-you-breathe-when-where-you-live-dete-1790860848


 

 
Page | 134                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

tool to assess areas that may have environmental justice risks; 2) 

meaningful involvement of impacted stakeholders in local 

environmental decision-making by establishing a county-wide 

Commission on Environmental Justice; 3) institute a moratorium on 

all permitting, zoning, and development activities in the County until 

all agencies are in compliance with Title VI of the Civil Rights Act; and 

4) ensure that all decisions are evidence-based using sound scientific 

practices.  

Priority 1: Lead  

Lead exposure presents a serious health concern when lead is 

ingested or inhaled via contaminated water, soil, or dust. Lead paint 

exposure also presents a serious public health concern throughout all 

of Maryland, as paint in housing complexes has been identified as the 

most prominent source of lead exposure for children in underserved 

areas. Soil contamination also threatens environmental health in the 

County, as many neighborhoods within close proximity to Superfund 

sites, Toxic Release Inventory (TRI) facilities, and power plants may 

contain soil with elevated levels of lead.  

Priority 2: Water Quality  

Water pollution presents a major challenge to environmental health 

in Prince George’s County. Watersheds of three different rivers are 

present in the County- the Potomac, Patuxent, and Anacostia. The 

Anacostia river is considered to be one of the most polluted in the 

country, and has become a dumping ground for industrial and 

residential wastes. This presents a significant public health threat to 

the County particularly for subsistence fishers. These fish may contain 

elevated levels of mercury, lead, and polychlorinated biphenyls 

(PCBs), which can lead to cancer, liver disease, and developmental 

problems for its consumers.  

Priority 3: Food Disparities  

Food insecurity in Prince George’s County is of deep concern to all 

community members. Nearly half of the county’s residents live in a 

USDA-designated food desert, and over 15% are food insecure. This 

means there is differential access to healthy and affordable food 

options for many County residents. There are nearly four times as 

many fast food restaurants in the County as grocery stores. The lack 

of access to health-promoting food infrastructure is a major issue for 

many underserved African-American communities, such as Seat 

Pleasant/Capitol Heights, where recent closures have undermined 

food security.  

Priority 4: Cumulative Impacts of Environmental Hazards  

In the County, exposure to airborne particulate matter and ground-

level ozone, harmful air pollutants, can lead to adverse health 

outcomes including asthma and heart disease. The County has a 

number of environmental hazards including 14 TRI facilities, 6 

brownfields, and 5 power plants. Low-income groups and 

communities of color are vulnerable to these hazards. Populations 

who live in Brandywine and Bladensburg are overburdened by major 

and minor pollution sources increasing their exposure and health 

risks.  

 

Priority 5: Zoning and Equitable Development  

The County’s Comprehensive Plan mentions a number of health 

issues but does not address environmental injustice and 

environmental health disparities. Special exceptions to zoning 

standards have been abused in the County; while zoning officials do 

not use sound science or evidence or recognize environmental justice 

issues as valid concerns in their decision-making process. The County 

needs to require health impact assessments (HIAs) as part of all 

zoning decisions and implement the equitable development 

framework and Environmental Benefits Districts (EBDs) to make all 

communities greener, healthier, more equitable, and more 

sustainable.  

Conclusion  

With these priorities in mind, EJ 2025 offers a roadmap for 

stakeholders in Prince George’s County to holistically improve 

environmental health for everyone particularly overburdened and 

underserved residents. The plan outlines specific goals and strategies 

aimed at mitigating the differential burden of environmental hazards 

and health risks on certain populations in the County, which will 

promote overall public health and environmental justice. Given the 

extent of the aforementioned environmental concerns, this task will 

require collaboration among a variety of partners- community 

leaders, local residents, government officials, advocacy groups, health 

practitioners, and academia.”  

 

[The plan also lays out six themes which lay out guidelines for 

implementing the plan.] 

THEMES:  

 “There are six overarching themes in this EJ Plan which underscore 

the critical elements that are necessary to support the plan’s 

implementation, and fulfillment of the identified goals. Environmental 

justice is an issue that is not well understood among County residents 

and officials. Emphasis on these themes will help ensure that 

environmental justice becomes a county-wide priority that involves 

participation of all communities in working towards health promotion 

and moving away from inequitable development and overburdening 

of marginalized populations. These themes underlie the 

recommendations presented in this document to address the 

environmental justice priorities identified in Prince George’s County.  

1. Integrate Environmental Justice into All County-wide Policies  

Environmental justice is closely tied to health disparities in that low-

income, and some communities of color are often differentially 

burdened by environmental hazards and have high exposure to 

pollution emissions. Consequently, this leads to an excess burden of 

illness and disease. Institutionalized racism and discrimination have 

been closely tied to the social and economic disadvantage 

experienced by low-income and economically underserved 

populations. Furthermore, these communities are often 

disproportionately used as environmental sinks to host locally 

unwanted land uses (LULUs).  
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2. Build a Culture of Community Participation, Education, and 

Outreach  

Meaningful community involvement is pivotal in the decision-making 

process. Sharing information about new projects with potential 

environmental health implications allows grassroots organizations to 

gain a better sense of the project's impacts. Furthermore, planning 

community events and activities generates interaction and 

engagement. Engaged communities can help ensure that programs, 

policies, services, and infrastructure are designed to meet the needs 

of those who will be most impacted by development. A community 

needs assessment is a critical step in the planning process, as it adds 

value in identifying issues of concern, and determining potential 

solutions. Through outreach, communities are kept informed of 

important environmental matters. Furthermore, education empowers 

residents with crucial information to understand issues regarding 

environmental justice, so they can provide meaningful input into 

plans, policies, and activities related to environmental justice and 

health. Fundamentally, it is important to note that community 

participation is required in planning healthy, equitable, and 

sustainable communities.  

3. Promote Inter-Agency and Intra-Agency Coordination  

Environmental justice is rooted in the interplay between social and 

environmental factors that affect health. It cuts across several sectors 

and disciplines including science, policy, advocacy, education, 

housing, transportation, planning, and agriculture. Coordination 

across County agencies is essential in addressing environmental 

health issues. A critical factor in coordination is the education and 

training of County employees on the environmental justice 

framework and health equity principles. In addition, it is essential for 

County agencies to incorporate environmental justice into their 

mission statement, goals, operations, programs, activities, procedures, 

regulations, and personnel evaluation. Use of the health impact 

assessment (HIA) framework should also be employed in all agency 

decisions, regulations, and projects moving forward.  

                                                           
441 Wilson, Sacoby, EJ 2025, 2018, pp. 8-11.  

4. Collaborations and Partnerships  

Collaborations and partnerships between the public and private 

sectors, including local community-based organizations, allow the 

County to leverage resources, expertise, services, and tools to protect 

the health of the its underserved and overburdened communities 

from both existing and potentially negative effects of environmental 

hazards.  

5. Promote Evidence-Based Decision-Making  

There is a need for accurate scientific data to support informed 

environmental decision-making. The use of best practices can be 

effective in solving existing and emerging environmental justice and 

health problems. Research collaborations with research institutions in 

the County can strengthen the research and data collection 

infrastructure. It will also facilitate a systematic use of health impact 

assessments and other evidence-based approaches as a part of 

County-wide planning and development activities.  

6. Leadership and Accountability  

Competent and committed leadership at all levels will facilitate the 

advancement of environmental justice. The establishment and 

implementation of accountability measures, as well as ongoing 

assessment, education, and training of County employees related to 

environmental justice and health issues, are important in achieving 

the County’s environmental justice goals. An interagency working 

group can play a key role in lead and operationalizing interagency 

coordination activities as it relates to implementation of the strategic 

plan and ongoing work to address environmental justice.”441 
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Equitable Justice 
 

t is useful to start this section out with recent U.S. history. 

Incarceration in the U.S. is highest of any nation in the world, with 

more than two million in prisons and jails. This level of 

incarceration is 500% higher than it was in the late 1970s. Our rate of 

incarceration nationally is far higher than any other developed 

country. This number peaked around 2008 and has declined slightly 

during the following decade yet it remains extraordinarily high. 

Incarceration rates began to increase significantly around the onset of 

the War in Drugs in the early 1980s and accelerated through 

successive periods of “tough on crime” policy for several decades. 

More people sit in jail or prison now for drug offenses than the 

number of people in prison or jail for any crime in 1980.442 The vast 

majority of people incarcerated are in state, not federal, facilities and 

most criminal cases are tried on the state and local level.443 

Racial Disparities 

Racial disparities show up at every level of the criminal justice system. 

“Today, people of color make up 37% of the U.S. population but 67% of 

the prison population. Overall, African Americans are more likely than 

white Americans to be arrested; once arrested, they are more likely to be 

convicted; and once convicted, they are more likely to face stiff 

sentences. Black men are six times as likely to be incarcerated as white 

                                                           
442 www.sentencingproject.org/criminal-justice-facts/.  
443 Eric Gonzalez and Miriam Krinsky, “How a New Generation of Prosecutors is 

Driving Criminal Justice,” The Hill, (http://thehill.com/blogs/congress-

men and Hispanic men are more than 

twice as likely to be incarcerated as 

non-Hispanic white men.”444 

A John D. and Catherine T. MacArthur 

Foundation funded project, 

Safety+Justice Challenge, argues that 

the overuse of jails directly hurts the 

local community because the 

“primary purpose of jails is to detain 

those awaiting trial who are a danger 

to public safety or a flight risk. Jailing 

someone who is neither results in 

huge costs for families and 

communities, including lost income, 

parents separated from their children, 

untreated mental health and 

substance abuse problems, a greater 

risk of re-offending, and wasted 

taxpayer dollars.”445  

The graphic to the right highlights 

additional reasons why excessive 

jailing results in high costs to 

individuals, families, and 

communities because most jailings 

stem from for non-violent offenses, 

high percentages of non-violent 

offenders suffer from serious mental 

illnesses that require treatment, and the cost of running jails has far 

costlier, locally, over the decades.  

In 2016, the Job Opportunities Task Force, a Baltimore-based non-

profit that works to eliminate educational and employment barriers 

for low-wage workers, issued an important report, “The 

Criminalization of Poverty, directly relevant to rethinking equitable 

justice in Prince George’s County. Although the report was written for 

a state-wide audience, the recommendations remain highly relevant 

to our County. In the interest of brevity, because of the limits of scope 

blog/judicial/375656-how-a-new-generation-of-prosecutors-is-driving-

criminal-justice), February 26, 2018.  
444 www.sentencingproject.org/criminal-justice-facts/. 
445 http://www.safetyandjusticechallenge.org/ 
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for this paper, we have reproduced a key excerpt of the report’s 

Executive Summary on the next page. 

 

Bail Reform 

Regarding bail and pre-trial incarceration, the activist organization 

Color of Change made recommendations to improve this pre-trial 

system in Prince George’s. Their recommendations were to:  

• “State’s Attorneys should presume release for all misdemeanors 

and drug offenses. 

• The use of “no bail” in Prince George’s County should not replace 

cash-bail requests, and State’s Attorneys should presume release 

in most cases unless there is specific and detailed information 

that suggests the person charged is a real threat to the 

community or will not show up in court. 

• State’s Attorneys should consider the availability of easy pre-trial 

services that can aid those with failures to appear in court like 

text messages and rides to court, rather than asking for jail holds. 

• State’s Attorneys should advocate for the defense attorney to 

have more time with his or her client prior to the hearing, and for 

changing the review process so that the charged individual is 

actually present in the courtroom to advocate for themselves. 

• State’s Attorneys have powerful voices. They should push for 

meaningful reform - the end to cash bail and the release of most 

defendants - back into the community and in the state house.”446 

 

In a parallel set of recommendations PolicyLink, in their All In Cities 

framework, argues five recommendations that ensure more just 

policing and court systems.  

• “End overpolicing and racial profiling that disproportionately 

burdens communities of color, limit police use of force, and train 

police to de-escalate situations, eliminate racial bias, and interact 

respectfully with communities. 

• Implement diversion and restorative justice programs for minor 

offenders and invest in youth violence prevention and mental 

health services. 

• Increase police accountability through community representation 

and oversight, and by requiring the use of body cameras. 

• Eliminate overuse of fines and fees: end police department 

quotas and limit fees and fines for the indigent. 

• Limit participation of local law enforcement with Immigration 

and Customs Enforcement.”447 

Collateral Costs of Incarceration 

A 2010 report commissioned by the Pew Charitable Trusts argued 

that a child’s likelihood of upward economic mobility is profoundly 

and negatively impacted by the incarceration of a parent, both 

                                                           
446 “Prince George’s County: A Study of Bail,” Color of Change, June 2018, p. 3. 
447 Sarah Truehaft, “All-In Cities: Building an Equitable Economy from the 

Ground Up,” PolicyLink, 2016, p. 19. 

educationally and financially. Children with fathers who have been 

incarcerated are much more likely to be expelled or suspended from 

school, a family’s income on average is reduced by more than 20%. 

Both education and parental income are strong indicators of how well 

children will do in their adult lives.448 

The Pew report advocates for the following recommendations:  

• Proactively reconnect former inmates to the labor market 

through education and training, job search and placement 

support and follow-up services to help former inmates stay 

employed. 

• Enhance former inmates’ economic condition and make work 

pay by capping the percent of an offenders’ income subject to 

deductions for unpaid debts (such as court-ordered fines and 

fees), and expanding the Earned Income Tax Credit to include 

non-custodial, low-income parents. 

• Screen and sort people convicted of crimes by the risks they 

pose to society, diverting lower-risk offenders into high-quality, 

community-based mandatory supervision programs. 

• Use earned-time credits, a proven model that offers selected 

inmates a shortened prison stay if they complete educational, 

vocational or rehabilitation programs that boost their chances of 

successful reentry into the community and the labor market. 

• Provide funding incentives to corrections agencies and programs 

that succeed in reducing crime and increasing employment. 

• Use swift and certain sanctions other than prison, such as short 

but immediate weekend jail stays, to punish probation and 

parole violations, holding offenders accountable while allowing 

them to keep their jobs. 

 

Reducing Recidivism through Education 

Another important dimension to the issue of more equitable justice 

reform is to reduce recidivism, which in some cases can reach as high 

as 70 or 80%, for those who are serving longer sentences and/or 

serving time for more serious offenses. “Most prisoners are released 

with job skills and educational levels that are so low they can only 

qualify for poverty level incomes. Faced with the very real need to 

earn money but the harsh reality of few jobs, many turn back to crime 

to survive.” Researchers at PrisonEducation.com have found that 

recidivism rates are inversely proportional to education a prisoner has 

attained. For those who complete some high school courses in jail or 

prison, their recidivism rates hover around 55%; if they’ve received 

vocational training, it drops to 30%; if they achieve associate’s or 

bachelor’s degrees, their rate drops to around 14% and 5.5% 

respectively. They make a compelling case for investing further in 

education in the prison system.  

 

448 Bruce Western and Becky Pettit, “Collateral Costs: Incarceration’s Effect on 

Economic Mobility,” The Pew Charitable Trusts, 2010, p. 4-5.  
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The Criminalization of Poverty: Executive Summary 
 

“[T]he goal of this project is to identify whether there are key laws, policies and practices in Maryland that are either 

unnecessarily penalizing the poor or leading the poor to be unnecessarily arrested, charged with a crime or imprisoned 

because they are poor and therefore unable to satisfy the demands of the law. Our investigation revealed that the 

criminalization of poverty is occurring in Maryland, with disproportionate impact on people of color. Three themes from our 

findings: 

1. Common Pathways Through Which the Poor Are Criminalized: There are at least four key pathways through which the poor, 

especially people of color, are put at greater risk of entering the criminal justice system than other groups: racial profiling, civil 

asset forfeiture, motor vehicle laws, and the collection of child support and civil debts. Part 1 will examine each entry point and 

how their intersection can easily lead poor communities of color into and through the criminal justice system. 

2. The Criminal Justice System’s Disparate Impact on the Poor: After arrest, certain groups, particularly poor communities of 

color, face disparate treatment and outcomes as compared to other groups in the community. These groups are also more 

likely to be impacted by and unable to afford the accompanying fees and fines and resulting increased debt. Part 2 will 

examine the imposition of both court-specific and court-related fines and fees and its impact on poor defendants in civil and 

criminal courts. 

3. Collateral Consequences of a Criminal Record: While there are numerous collateral consequences of a criminal record in 

Maryland, there are a few key collateral consequences that present major barriers to economic success for individuals with a 

criminal background. Part 3 will examine those key sanctions and how they reinforce a cycle of poverty and criminalization. 

We must break this cycle. Recommendations for policy reform are presented throughout the report to better understand the 

magnitude of this issue and explore opportunities to reduce the criminalization of poverty in Maryland. Key recommendations 

include: 

• End common practices that criminalize the poor by: 

a. Enforce laws that protect against racial profiling. 

b. Abolish civil asset forfeiture. 

c. Eliminate driver’s license suspension as a penalty for nonpayment of fines. 

d. Create a low-cost auto insurance program for low-income drivers. 

e. Simplify the process to modify child support orders. 

f. Eliminate the use of arrest as a way to collect debt. 

• Reform the criminal justice system to end disparate impact on the poor by: 

a. Limit the use of cash bail. 

b. Implement robust pre-trial services. 

c. Eliminate most or all criminal justice fees. 

d. Determine ability to pay before imposing fees. 

• Limit the collateral consequences of a criminal record and help returning citizens remain out of prison by: 

a. Expand the statewide “Ban the Box” law. 

b. Continue to expand and simplify expungement. 

c. Monitor effective implementation of the Maryland Fair Access to Education Act of 2017 (ban the box on college 

applications). 

d. Expand correctional education, job training and education behind the fence. 

e. Opt out of the felony drug ban on TANF (TCA) and SNAP. 
 

This report reveals that many of Maryland’s current laws, enforcement schemes, monetary penalties and related policies and 

practices disproportionately criminalize the poor, with disproportionate impact on communities of color. If we seek to achieve 

a more just and inclusive society, and if we truly believe that every resident of Maryland should have equal opportunities for 

economic mobility and life success, targeted reform, both within and outside of the criminal justice system, is needed.” 

Source: Madhusudan, Lavanya, “The Criminalization of Poverty: How to Break the Cycle through Policy Reform in Maryland,” 

Job Opportunities Task Force, January 2018, pp. 6-7. 
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Successful Reentry of Returning Citizens 

In 2013, the Job Opportunities Task Force (JOTF) published a report, 

“Advocating for the Successful reentry of People with Criminal Records: 

Lessons Learned in Maryland.” They recounted the numerous obstacles 

that returning citizens face when attempting to move beyond their 

criminal backgrounds, the most significant of which are finding housing 

and employment. JOTF has worked for the past decade in Maryland to 

advocate for policy and legislative changes that helps returning citizens 

overcome some of these barriers. Among those reforms are:  

Public Assistance - Eligibility for Residents Convicted of a Felony Involving 

a Controlled Dangerous Substance (2005) 

This law allows Maryland to opt out of the federal ban on food stamps 

for single individuals and non-custodial parents with drug convictions. 

This law made Maryland eligible for additional federal funding under the 

Food Stamps Employment and Training Program. 

http://mgaleg.maryland.gov/webmga/frmMain.aspx?ys=2005rs/billfile/hb1024.htm  

Criminal Procedure - Expungement of Police Records – Arrest Without 

Charge – Automatic (2007) 

In Baltimore City alone 1,600 people were arrested and released each 

month without ever being charged. This law automatically expunges an 

arrest without charge from public record anywhere in Maryland. 

http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2007rs/billf

ile/hb0010.htm  

Child Support Enforcement - Child Support Incentive Program (2007) 

Many low-wage, non-custodial parents accumulate child support debt to 

the State during periods of incarceration. This debt discourages 

previously incarcerated people from working in the mainstream economy 

where wages are garnished to remediate this debt. This law establishes 

the Child Support Payment Incentive Program and eliminates debt owed 

to the state by noncustodial parents if they pay their full child support to 

their children. With this law, Maryland became one of the first to create a 

statewide debt-leveraging program. 

http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2007rs/billf

ile/hb0263.htm  

Police and Court Records - Nuisance Crimes – Expungement (2008) 

This law allows for the expungement of certain nuisance crime 

convictions. Eligible crimes include panhandling or soliciting money, 

drinking an alcoholic beverage in public, obstructing the free passage of 

another in a public place; sleeping on or in park structures, loitering and 

vagrancy. 

http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2008rs/billf

ile/hb0685.htm  

Correctional Facilities - Released Inmates - Identification Cards (2009) 

                                                           
449 “Advocating for the Successful reentry of People with Criminal Records: 

Lessons Learned in Maryland.” Prepared by the Job Opportunities Task Force 

for the Annie E. Casey Foundation, November 2013, pp. 16-17 

JOTF worked with a coalition of advocates, the Department of Public 

Safety and Correctional Services, and the Motor Vehicle Administration to 

pass legislation requiring inmates be released with a form of secondary 

identification. The ID must comply with requirements for secondary 

identification for obtaining a Maryland identification card issued by the 

MVA. This important law facilitates the process of inmates applying for 

state-issued identification upon their release from incarceration. 

http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2009rs/billf

ile/sb0186.htm  

Criminal Procedure - Occupational Licenses or Certificates - Criminal 

Conviction (2009) 

This law prohibits the denial of an occupational license based solely on a 

conviction for a nonviolent offense. Instead, licensing bodies are now 

required to consider whether a direct relationship exists between the 

conviction and the occupational license sought.  

http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2009rs/billf

ile/hb0635.htm  

State Personnel - Applicants for Employment - Criminal History Records 

Checks (2013) 

This law eliminates a requirement that state job seekers identify their 

criminal record by checking a box on an initial job application. 

Exemptions exist for positions within the Department of Public Safety and 

Correctional Services, as well as positions that statutorily require a 

criminal background check. Removing the box enables applicants with 

criminal records to earn an interview based on their qualifications rather 

than face automatic disqualification. 

http://mgaleg.maryland.gov/webmga/frmMain.aspx?id=sb0004&stab=01&pid=bil

lpage&tab=subject3&ys=2013RS  

Criminal Records - Shielding - Nonviolent Misdemeanor Convictions 

(Ongoing) 

The proposed legislation would have made certain nonviolent 

misdemeanor convictions eligible for shielding from public view after a 

five-year waiting period. Despite support from both chambers of the 

General Assembly, this legislation failed on the final day of the 2013 

legislative session when compromise between lawmakers could not be 

reached.449 

Conclusion 

Finally, over the last few years, district attorneys and community 

activists have made important yet not comprehensive progress on 

justice reform locally in cities like Philadelphia, Houston, St. Louis, 

Brooklyn, and Austin, among others as well as states like 

Massachusetts, and California, and in counties like Dunham and 

Mecklenburg counties in North Carolina. Prince George’s County 

should look to follow in their footsteps.  

http://mgaleg.maryland.gov/webmga/frmMain.aspx?ys=2005rs/billfile/hb1024.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2007rs/billfile/hb0010.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2007rs/billfile/hb0010.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2007rs/billfile/hb0263.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2007rs/billfile/hb0263.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2008rs/billfile/hb0685.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2008rs/billfile/hb0685.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2009rs/billfile/sb0186.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2009rs/billfile/sb0186.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2009rs/billfile/hb0635.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?tab=subject3&ys=2009rs/billfile/hb0635.htm
http://mgaleg.maryland.gov/webmga/frmMain.aspx?id=sb0004&stab=01&pid=billpage&tab=subject3&ys=2013RS
http://mgaleg.maryland.gov/webmga/frmMain.aspx?id=sb0004&stab=01&pid=billpage&tab=subject3&ys=2013RS
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Appendix B: 

Inclusive Innovation 
 

In earlier parts of this white paper, we discussed innovation in the 

context of growing and sustaining innovation districts and corridors 

as part of the foundation of a 21st century local economy. In this 

section, we delve deeper into developing the elements of a larger 

innovation “ecosystem” for equitable and inclusive prosperity as well 

as into social innovation and the role it can play to address complex 

social challenges in the County and help achieve greater social 

impact.  

The Role of Innovation in Economic Prosperity 

t the outset of this paper, we used a definition for innovation 

from a Brookings report, The Rise of Innovation Districts: 

“Innovation is when new or improved ideas, products, 

services, technologies, or processes create new market demand or 

cutting-edge solutions to economic, social and environmental 

challenges.” 450  

Innovation undeniably fuels economic growth and benefits local and 

regional economies. Economists have calculated that approximately 

50% of U.S. annual GDP growth is attributed to increases in 

innovation.451  The benefits of innovation include job creation and 

increased income growth that leads to higher standards of living for 

individuals and communities.  Innovation also contributes to the 

development of new products and services, including services and 

products offered at lower costs and to a wider group of constituents.  

Technology developed by innovative companies has led to lower and 

expanded access to education, healthcare and other social services.  

Data derived from innovative analytic processes can be linked to 

better public service and improved outcomes for patients, students, 

and local residents.    

                                                           
450 Bruce Katz and Julie Wagner, “The Rise of Innovation Districts: A New 

Geography of Innovation in America,” Brookings Institution, 2014, p. 2.  
451 Praxis Strategy Group, “Enterprising States: States Innovate Executive 

Summary,” U.S. Chamber of Commerce Foundation,  

Establishing an Innovation Ecosystem 

Given all the benefits of innovation, how do communities increase 

innovation?  

Innovation ecosystem is a new buzzword used to describe the large 

number and diverse nature of participants and resources that are 

necessary for innovation in a given community or organization.452 

As the following diagram illustrates, innovation ecosystems require 

various stakeholders, including entrepreneurs, investors, researchers, 

https://www.uschamberfoundation.org/enterprisingstates/assets/files/Executiv

e-Summary-OL.pdf, 2015. 
452 Merion Thomas, “Innovation ecosystems as drivers of regional innovation - 

validating the ecosystem,” http://www.know-hub.eu/knowledge-

base/videos/innovation-ecosystems-as-drivers-of-regional-innovation-

validating-the-ecosystem.html. 

A 

https://www.uschamberfoundation.org/enterprisingstates/assets/files/Executive-Summary-OL.pdf
https://www.uschamberfoundation.org/enterprisingstates/assets/files/Executive-Summary-OL.pdf
http://www.know-hub.eu/knowledge-base/videos/innovation-ecosystems-as-drivers-of-regional-innovation-validating-the-ecosystem.html
http://www.know-hub.eu/knowledge-base/videos/innovation-ecosystems-as-drivers-of-regional-innovation-validating-the-ecosystem.html
http://www.know-hub.eu/knowledge-base/videos/innovation-ecosystems-as-drivers-of-regional-innovation-validating-the-ecosystem.html
http://www.swarnabhoomicityscapes.com/images/ecosystem-bigimage.jpg
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government, university faculty, a talented workforce, venture 

capitalists as well as business development and other technical 

service providers. 

According to the State Science and Technology Institute, the 

following elements are essential for building an innovation economy: 

(1) a research base that generates new knowledge, (2) mechanisms 

for transferring knowledge to the marketplace, (3) sources of risk 

capital, (4) a technically skilled workforce, and (5) an entrepreneurial 

culture.453  Additionally, Canada’s Advisory Council on Economic 

Growth, cites five critical elements in the innovation ecosystem that 

enable companies to grow into industry leaders: “access to talent, 

capital, connectivity, customers, and enabling public-sector 

programs.”454  Based on the research, this paper will focus on the 

following key five (5) pillars for innovation ecosystems:  

1. Research and Development 

Research and development (R&D) refers to the work a business 

conducts toward the innovation, introduction and improvement of its 

products and services. To date, R&D has played a critical role in the 

innovation process. The objectives of R&D are to develop existing 

and new core competencies, to further existing and new products, 

and to develop existing and new business processes through 

invention and innovation.   

________________________________________________________________________ 

For the ecosystem to function optimally, there must exist 

an environment in which universities, industry and 

government work together towards innovation.  Only 

then will there be a link between research and the 

broader innovation economy. 
____________________________________________________________________________________________________________ 

Investment in R&D in the U.S. has already developed into enormous 

economic opportunities and transformed people’s lives.  However, 

often, information obtained through R&D performed by universities 

or in the private sector is not disseminated to the public at large due 

to a lack of collaboration amongst the relevant stakeholders in the 

innovation ecosystem. Communities dedicated to the pillar of R&D 

typically “put-their-money-where-their-mouth-is” and provide long 

term funding for applied research capabilities of universities and 

colleges and knowledge transfer amongst business, the public sector 

and academia.   

                                                           
453 Praxis Strategy Group, “Enterprising States: States Innovate Executive 

Summary,” 2015.   
454 “Unlocking Innovation to Drive Scale and Growth, 

https://www.budget.gc.ca/aceg-ccce/pdf/innovation-2-eng.pdf, Advisory 

Council on Economic Growth, February 6, 2017, p. 5. 
455 “Bringing Big Ideas to Life: NSW Innovation Strategy,” 

https://www.innovation.nsw.gov.au/sites/default/files/NSW_Government_Inno

For the ecosystem to function optimally, there must exist an 

environment in which universities, industry and government work 

together towards innovation.  Only then will there be a link between 

research and the broader innovation economy.  

2. Capacity Building 

In the 21st Century, the ability of communities and organizations to 

innovate will depend on the skills and innovation capacity of the 

collective members of such community or organization. Given that 

“40% of today’s jobs will not exist in 10 to 15 years, and 60% of the 

best jobs in the next 10 years have yet to be invented,” human capital 

capacity building will play a vital role in the innovation ecosystem.455  

The skills and abilities of individuals will serve as a source of future 

sustained competitive advantage, especially when other resources 

such as technology are rapidly evolving.456   

To meet the future needs of industry, citizens must be equipped with 

21st Century skills such as critical thinking, creative problem solving, 

measured risk taking, entrepreneurship, and science, engineering and 

technology.  An important component of any capacity building is to 

educate, train, or re-train the workforce.  This could be accomplished 

by integrating 21st Century skills into the educational curriculum of 

the next generation.  In addition, providing capacity building support 

for adults may take the form of mentorship and apprenticeship 

opportunities.  Another common model for building capacity is 

through dedicated support programs, such an incubators or 

accelerators.  These programs help expedite innovation by 

supporting innovators with needed resources and mentorship. While 

there are many different ways to implement capacity building 

programs and initiatives, they share a common goal of strengthening 

the skills, competencies and abilities of people and communities. 

3. Access to Capital 

Financing innovation is one of the central topics of concern for 

stakeholders of the innovation ecosystem.  Creating resources for 

innovation finance in all sectors and in all stages of development is a 

critical aspect for the sustainability of innovation in any community.  

Private sector businesses are spending millions of dollars on 

innovation, but non-governmental organizations and the public 

sector actors must also invest in innovation to the same extent in 

order to strengthen the ecosystem.  There should also be cross 

collaboration between the stakeholders such that the private sector 

vation_Strategy_Document.pdf, State of New South Wales (Department of 

Finance, Services and Innovation) 2015. 
456 Andrew Smith, Jerry Courvisanos, Jacqueline Tuck, and Steven McEachern, 

“Building the capacity to innovate: the role of human capital,” 

https://files.eric.ed.gov/fulltext/ED529887.pdf, National Vocational Education 

and Training Research and Evaluation Program (Australia), 2012, p. 9. 

https://www.budget.gc.ca/aceg-ccce/pdf/innovation-2-eng.pdf
https://www.innovation.nsw.gov.au/sites/default/files/NSW_Government_Innovation_Strategy_Document.pdf
https://www.innovation.nsw.gov.au/sites/default/files/NSW_Government_Innovation_Strategy_Document.pdf
https://files.eric.ed.gov/fulltext/ED529887.pdf
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may dedicate resources for fueling innovation with academia and the 

public sector. 

4. Culture of Entrepreneurship 

Fostering entrepreneurship has become a core component of 

economic development in cities and countries around the world.457 

The economic development strategy used to accelerate 

entrepreneurship is the creation of an entrepreneurship ecosystem. 

According to Rosemarie Truman, Founder and CEO of the Center for 

Advancing Innovation, “a good entrepreneurial ecosystem provides a 

spark to ignite both budding and serial entrepreneurs.  

Great ecosystems have rigorous “mini-MBA” training, frameworks and 

approaches, a diverse mentoring pool, pitch and business plan 

development guidance and host forums for fundraising. In addition, 

the best ecosystems leverage the differentiating elements of the 

community and provide a platform to enhance collaboration, 

transparency and access to resources.”458   

There is no doubt that entrepreneurs will fuel innovation and we must be 

committed to creating a culture of entrepreneurship in our communities.  

According to Deloris Wilson, Head of Strategy and Operations for 

BEACON: The D.C. Women’s Founders Initiative, in order to sustain an 

entrepreneurship ecosystem, four core pillars must be present: (1) 

Expanding access to capital; (2) providing resources and support for 

entrepreneurs; (3) Creating new business opportunities for entrepreneurs; 

and (4) inspiring the next generation of entrepreneurs.459   

________________________________________________________________________ 

Great ecosystems have rigorous “mini-MBA” training, 

frameworks and approaches, a diverse mentoring pool, 

pitch and business plan development guidance and host 

forums for fundraising. 
____________________________________________________________________________________________________________ 

5. Public Sector Support 

For an innovation ecosystem to develop within a community, 

government must encourage partnerships with the private sector, 

including market leaders, startups, entrepreneurs, non-governmental 

                                                           
457 Daniel Isenberg, “What an Entrepreneurship Ecosystem Actually Is,” 

https://hbr.org/2014/05/what-an-entrepreneurial-ecosystem-actually-is, May 

12, 2014. 
458 Rosemarie Truman and the Forbes Nonprofit Council, “What It Takes to 

Create an Enduring Entrepreneurial Ecosystem,” Forbes.com - 

https://www.forbes.com/sites/forbesnonprofitcouncil/2017/11/22/what-it-

takes-to-create-an-enduring-entrepreneurial-ecosystem/#5e90a5a894ca, 

November 22, 2017.  
459 Deloris Wilson, “Building Inclusive Ecosystems with Intentionality: A 

Strategy to Enhance Support for D.C.’s Women Founders,” BEACON: The D.C. 

Women Founders Initiative p. 33.  

organizations (NGO’s) and universities to drive improved social, 

environmental and economic outcomes.  To ensure effective and 

efficient implementation of innovation strategies, government must 

ready itself for action by consolidating existing government activities 

or developing new departments with the ultimate goal to provide a 

hub for innovative partnerships with the private sector.   

 

Unintended Consequences of Innovation  

Although widely appreciated as an important driver of economic 

growth, innovation has also been established as a contributor to 

increasing economic and social inequalities.460 Unemployment is 

down to its lowest level in nearly 10 years, yet inequality is rising 

rapidly, and the percentage of working poor is growing, particularly in 

communities of color. We will become a majority people of color 

nation by 2044; already, 46 percent of all youth are of color.461   

Unfortunately, opportunity for innovation has not been equally 

distributed. Women, ethnic minorities, migrants and residents in poor 

neighborhoods, are systematically underrepresented in innovation 

activities, due to (i) lower capacities or skills (e.g. entrepreneurial and 

managerial skills, digital literacy, technical skills, creative competence) 

for example due to insufficient levels of formal education, vocational 

education and/or on-the-job training; and (ii) less access to 

opportunities, for example due to discrimination in the workforce, the 

persistence of stereotypes, or barriers to entrepreneurship faced by 

certain social groups.462   

In addition, studies have found that Black, Latino, Native American, 

and Southeast Asian communities are underrepresented in ownership 

and employment in tech and innovation-driven companies.463 

As earlier articulated, as the pace of innovation progresses, different skills 

will be required of the workforce.  Individuals that do not have such skills 

will not be able to take advantage of the benefits of innovation, and in 

turn, will suffer negative consequences from innovation itself.  These 

unintended negative consequences impact both the individual, our 

communities, and our country.  This fact is particularly obvious when 

examining what can be referred to as the “Innovation Gap” in the United 

States.   A new study shows that, thanks to inequality, the U.S. has 

potentially missed out on millions of inventors during that time — whom 

the researchers refer to as “Lost Einsteins.”  Not including these Lost 

460 “Making Innovation Benefit All Policies for Inclusive Growth,” OECD 

Committee for Scientific and Technological Policy, March 2017.  
461 Tanu Kumar, Annie Levers, Chris Schildt, and Alexis Stephens, “Prototyping 

Equity: Local strategies for a more inclusive innovation economy,” Pratt Center 

for Community Development, PolicyLink, and Urban Manufacturing Alliance, 

September 2016, p. 2.  
462 “Making Innovation Benefit All Policies for Inclusive Growth,” OECD, 2017. 
463 Kumar, et al, “Prototyping Equity,” 2016, p. 3. 

https://hbr.org/2014/05/what-an-entrepreneurial-ecosystem-actually-is
https://www.forbes.com/sites/forbesnonprofitcouncil/2017/11/22/what-it-takes-to-create-an-enduring-entrepreneurial-ecosystem/#5e90a5a894ca
https://www.forbes.com/sites/forbesnonprofitcouncil/2017/11/22/what-it-takes-to-create-an-enduring-entrepreneurial-ecosystem/#5e90a5a894ca
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Einsteins in the innovation ecosystem has real impact on the strength of 

America’s innovation ecosystem. 

 

Benefits of Inclusion 

A growing body of research is showing that racial inclusion can 

increase levels of innovation and growth by tapping into the talent 

pool that exists in many of our communities of color.  The research 

shows that innovation in the U.S. could quadruple if women, 

minorities, and children from low-income families became inventors 

at the same rate as men from high-income families.464  Studies also 

show that diverse companies are more innovative and reduced 

income inequality may actually lead to more inventors, who create 

new technologies and drive innovation forward. 

________________________________________________________________________ 

Unfortunately, opportunity for innovation has not been 

equally distributed. Women, ethnic minorities, migrants 

and residents in poor neighborhoods, are systematically 

underrepresented in innovation activities. 
____________________________________________________________________________________________________________ 

Evidence shows that when you bring a diverse group of people together 

of different ages, backgrounds, genders, sexual orientations, experiences 

and ethnic groups, they will have new and more varied ideas, protect 

against each other’s blind spots, and recognize opportunities that more 

homogeneous groups might miss. A study by McKinskey found that 

companies with high levels of racial and ethnic diversity are 35% more 

likely to have higher financial returns than their industry means, and 

companies with an equal mix of men and women are 15% more likely to 

have above average financial returns.  

Conversely, companies in the bottom quartile are more likely to have 

below average financial returns. Companies with other types of 

diversity — in age, gender and experience — also translate into a 

competitive advantage.465 Another survey, run by the Center for 

Talent Innovation, creates an equally strong argument. Employees of 

firms with diverse leadership were 45% more likely to report a growth 

in market share over the previous year.466  It is clear by the numbers 

that inclusion benefits all members of society.  In order to sustain the 

innovation ecosystem, we must focus our innovation strategy on 

inclusiveness.  

                                                           
464 Alex Bell, Raj Chetty, Xavier Jaravel, Neviana Petkova, and John Van Reenen, 

“Who Becomes an Inventor in America? The Importance of Exposure to 

Innovation,” http://www.equality-of-

opportunity.org/assets/documents/inventors_summary.pdf, The Equality of 

Opportunity Project, 2018.  
465 Kendall Park, “The bottom line: Diversity pays off,” 

https://medium.com/social-enterprise-alliance/the-bottom-line-diversity-

pays-off-eaeba72453f2, August 9, 2017 

________________________________________________________________________ 

A growing body of research is showing that racial 

inclusion can increase levels of innovation and 

growth by tapping into the talent pool that exists in 

many of our communities of color.  
____________________________________________________________________________________________________________ 

 

Framework for Inclusive Innovation 

In order to develop a framework for inclusive innovation, we must 

develop innovation policies that support inclusion at every level.  

According to the Innovation Policy Platform, there are 3 fundamental 

areas of innovation inclusion that must be targeted: 467 

Types of Inclusion 

• Social Inclusion. Innovation policies for social inclusiveness aim to 

include in innovation activities individuals and groups that are not 

usually participating in innovation, so as to broaden the group of 

innovators. 

• Territorial Inclusion. Innovation policies for territorial inclusiveness 

target lagging and less innovative regions with the aim of 

narrowing the performance gap with leading innovation regions. 

They foster the innovation capacity of individuals and firms 

located in peripheral regions, as well as in disadvantaged 

neighborhoods within large urban areas. 

• Industrial Inclusion. Innovation policies for industrial inclusiveness 

aim to support innovation activities in less innovative firms 

(including micro-entrepreneurs, small and medium-sized 

enterprises and start-ups) and traditional sectors. The focus is on 

strengthening their innovation capacities, as well as on building 

the adequate business environment for innovation.   

By using the Innovation Policy Platform’s target areas of inclusion, we 

can develop 3 target populations of any inclusive innovation 

movement: (1) Excluded Groups: individuals and groups that are not 

typically participants in innovation activities; (2) Excluded Regions: 

individuals and groups from disadvantaged neighborhoods and other 

less innovative geographic areas; and (3) Excluded Companies: 

companies, organizations and enterprises without the necessary skills 

466 “4 Reasons to Demand Diversity and Drive Innovation,” 

https://www.netimpact.org/blog/4-reasons-to-demand-diversity-and-drive-

innovation, Net Impact, November 2, 2015. 
467 “Social, Industrial, and Territorial Inclusiveness,” The Innovation Policy 

Platform,  https://innovationpolicyplatform.org/content/social-industrial-and-

territorial-inclusiveness.  

http://www.equality-of-opportunity.org/assets/documents/inventors_summary.pdf
http://www.equality-of-opportunity.org/assets/documents/inventors_summary.pdf
https://medium.com/social-enterprise-alliance/the-bottom-line-diversity-pays-off-eaeba72453f2
https://medium.com/social-enterprise-alliance/the-bottom-line-diversity-pays-off-eaeba72453f2
https://www.netimpact.org/blog/4-reasons-to-demand-diversity-and-drive-innovation
https://www.netimpact.org/blog/4-reasons-to-demand-diversity-and-drive-innovation
https://innovationpolicyplatform.org/content/social-industrial-and-territorial-inclusiveness
https://innovationpolicyplatform.org/content/social-industrial-and-territorial-inclusiveness
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and training to participate in innovation activities (each a “Target 

Population”). 

According to Schillo and Robinson, there are six levels required of any 

inclusive innovation process:468 

• Intention – innovation must intentionally meet the needs, 

problem, issues or concerns of the Target Population 

• Consumption – the Target Population is a user of innovation.  

They can access and accord the innovation. 

• Impact – the innovation has a positive impact on the Target 

Population 

• Process – the Target Population is involved in the development of 

innovation 

• Structure – the Target Population is included in the institutions 

and organizations that make up the innovation system  

• Post – Structure – a system level approach where the Target 

Population is a part of the power infrastructure responsible for 

determining the structures, processes and outcomes of 

innovation. 

By following progressing through these levels of inclusive innovation, 

we can firmly cement inclusion into our innovation ecosystem.  

Equitable Innovation Economies 

As discussed earlier, the Equitable Innovation Economies (EIE) 

framework emphasizes moving from an innovation economy to an 

equitable innovation economy.   According to EIE, “an innovation 

economy positions knowledge, design, technology, entrepreneurship, 

and increased productivity as the drivers of economic growth,” while 

“an equitable innovation economy leverages the productive gains of 

innovation to create good jobs and broaden access to these jobs for 

people of color and low-income residents while expanding growth by 

increasing the talent pool for more innovation.”469 

EIE advocates the following four principles for an equitable 

innovation economy:  

• Identify win-win strategies that maximize both job creation and 

job opportunities for local residents 

• Focus economic development resources on low-income families 

and communities that have been left behind to produce the 

greatest returns on these investments. 

                                                           
468 R. Sandra Schillo and Ryan M. Robinson, “Inclusive Innovation in Developed 

Countries: The Who, What, Why, and How,” Technology Innovation 

Management Review, , 

https://timreview.ca/sites/default/files/article_PDF/SchilloRobinson_TIMReview

_July2017.pdf, Volume 7, Issue 7, July 2017.  

• Assess equity impacts at every stage of the policy process, by 

asking who will pay, who will benefit, who will decide?  

• Ensure the community is genuinely involved through their voices 

and leadership in decision-making.    

Based on EIE’s initial pilot with four U.S. cities, the following six 

promising strategies for successful innovation economies 

emerged:  

• support entrepreneurs of color in manufacturing and innovation;  

• preserve and invest in industrial land and stable, affordable 

housing simultaneously;  

• invest in job training into skilled manufacturing jobs for residents 

with barriers to employment;  

• prioritize the creation of jobs that pay a living wage;  

• strengthen the manufacturing base through technology transfer 

partnerships (with universities, R&D firms, etc.); and,  

• deepen partnerships and expand networks into low-income 

communities of color. 470 

What is clear from the research is that inclusive innovation is critical 

to advance the rate of innovation in our communities.  Any inclusive 

innovation strategy must include the Target Populations at the center.  

We must engage with the Target Populations to assess needs, build 

capacity, expand networks, and ensure equitable participation in 

understanding the true impact of and developing new goals around 

innovation. 

 

Prince George’s Opportunity 

The time is now for Prince George’s County to raise its innovation 

capacity if it is to become more competitive and drive economic 

growth.  Prince George’s County has many ingredients of a successful 

innovation ecosystem. This includes good colleges and universities 

with recognized research strengths, a history of entrepreneurship, 

and emerging support and infrastructure for start-ups.   These are 

important ingredients for fostering successful innovation.  In fact, 

according to the Innovation Index for U.S. Counties, Prince George’s 

County has a “very high capacity for innovation.”471 

Maryland has been deemed an “Innovation Champion” in Consumer 

Technology Association’s Innovation Scorecard, meaning that 

Maryland has policy frameworks that help entrepreneurs and 

innovators flourish. Maryland has high marks for its robust tech 

workforce, fast Internet speeds, openness to new business models, 

469 Kumar, et al, “Prototyping Equity,” 2016, p. 4. 
470 Kumar, et al, p. 10. 
471 “Innovation 2.0,” Stats America, 

http://www.statsamerica.org/ii2/overview.aspx 

https://timreview.ca/sites/default/files/article_PDF/SchilloRobinson_TIMReview_July2017.pdf
https://timreview.ca/sites/default/files/article_PDF/SchilloRobinson_TIMReview_July2017.pdf
http://www.statsamerica.org/ii2/overview.aspx
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high number of STEM graduates, and strong job and small business 

growth, 472and Prince George’s County benefits from many of these 

overall attributes.  The County must continue to follow the strategies 

outlined above to ensure the development of a robust innovation 

ecosystem. 

________________________________________________________________________ 

The time is now for Prince George’s County to raise 

its innovation capacity if it is to become more 

competitive and drive economic growth.  … 

[A]ccording to the Innovation Index for U.S. 

Counties, Prince George’s County has a “very high 

capacity for innovation.” 
____________________________________________________________________________________________________________ 

Fortunately, Prince George’s County has begun to put into place 

various support programs and capacity building initiatives that 

contribute overall to the innovation ecosystem in the County, 

including the following initiatives: 

• Innovation Station. Innovation Station is an innovation accelerator 

with the mission to successfully launch businesses that have an 

innovative IT based product or service into the County’s 

marketplace. Innovation Station provides work space and 

resources to County entrepreneurs, in a collaborative effort, in 

order to accelerate the growth cycle of the business.  It offers 

solutions that will bring the product to market faster utilizing tools 

that will enable entrepreneurs to gain access to working capital, 

seed funding, angel investments, and other resources needed to 

launch an innovative product or service.   Innovation Station 

provides a platform as well as resources to make innovation 

possible and profitable. 

• Tech Prince George’s. The focus of Tech Prince George’s is on the 

development of a career pipeline and interceptive strategies to 

improve student matriculation and eventual career success in 

technology fields.  The goal of the program is to identify and 

develop students in the Prince George’s County who have 

demonstrated a sustained aptitude and interest in IT and to 

cultivate their educational and career growth so that they become 

future contributors to the economic success and viability of Prince 

George’s County. This is made possible through partnerships 

between Prince George’s County Government, Prince George’s 

County Public School System (PGCPS), institutions of higher 

education, nonprofit organizations and private industry.  

• Office of Information Technology (OIT) Summer Youth Enrichment 

Program.  OIT’s Summer Youth Program has been designed with a 

                                                           
472 “Washington is a hotbed of innovation,” Washingtonian,  

https://www.washingtonian.com/2018/02/28/washington-is-a-hotbed-of-

innovation/, February 28, 2018.  

special sense of mission - and with a new team of professional 

educators, all centering around the topic of “STEAM”. “STEAM” is 

an acronym for “Science, Technology, Engineering, Arts, and 

Math”, and this skill set has become an educational priority, not 

only in Prince Georges County, but also across America, as we 

progressively re-tool to become maximally productive in the new 

Global Science and Technology Economy.  Industry partnerships 

are a key component of Tech Prince George’s and help to 

complement the educational experience of County students. In 

communities where the employees of major corporations live and 

work, we are looking to strategically partner those companies with 

schools in order to supplement coursework by working with 

students to provide real world examples of the curriculum in 

practice, serving as mentors to students, and acting as industry 

advisors to teachers. 

• Education Innovation Initiative (EI2).  The EI2 program is a PreK-20 

Science, Technology, Engineering, Arts and Mathematics (STEAM) 

academic enrichment program that is grounded in advocacy for 

early career pathway exposure amongst under-represented 

students in Prince George’s County. The mission of EI2 is to 

provide unique access to STEAM enrichment experiences in order 

to incentivize progression toward the successful completion of 

higher education or preparedness toward entry into STEAM 

related careers. 

Challenges to Inclusive Innovation in Prince George’s 

County’s  

While Prince George’s County has a very high capacity for innovation, 

there is a gap between our capacity and our output.  A gap seems to 

exist between the ability to invent and actual invention.473  In 

addition, there is an additional gap between invention and revenue-

generating commercialization.   The County does not benefit as much 

as it should from the intellectual property that it generates, and local 

businesses do not scale at the same level as other local players.  None 

of these gaps has an obvious solution. Further research and 

collaboration are required to close these gaps.  Therefore, an 

innovation ecosystem is essential to improve the County’s innovation 

outcomes.  

Ultimately, we need to continue to find ways to advance the Prince 

Georges County Innovation Manifesto that we published in late 2017. 

It states: “If Prince Georges County Maryland intends to have a 

thriving innovation economy that serves as an engine for local wealth 

creation as well as a means of creating a high quality of life for all 

residents, we must make sure there are connected systems and 

infrastructure in place….  We ultimately believe in creating a true 

innovation ecosystem that connects the entire County, excites and 

473 “Innovation 2.0,” Stats America, 

http://www.statsamerica.org/ii2/overview.aspx.  

https://www.washingtonian.com/2018/02/28/washington-is-a-hotbed-of-innovation/
https://www.washingtonian.com/2018/02/28/washington-is-a-hotbed-of-innovation/
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ignites all our local talent, creates an environment for that talent to 

thrive and links the County to all the innovation activities in the 

region.” 474 

 

Social Innovation: A Promising Alternative for 

Producing Social Impact 

While inclusive innovation is likely to improve the economic 

prosperity of communities across the country, including Prince 

George’s County, there still exists long-standing social issues such as 

chronic disease, poverty, adult illiteracy, inadequate high school 

graduation rates, and environmental pollution that remain highly 

problematic.  By examining quality of life indicators, like the fact that 

“nearly 50 million Americans are living in poverty,” it becomes 

apparent that these social issues present real challenges for 

communities across our County, the United States, and the world. 

Research demonstrates that the current methods of tackling the 

world’s most pressing social issues have not created sustainable 

solutions. It is clear that the social problems facing our communities 

and country are increasing faster than our ability to solve them.  

According to Canada’s Social Innovation Generation (SIG), “Social 

innovation is the way to achieve broad-based prosperity and inclusive 

innovation.”475  Social innovation has the ability to address these 

challenges by “shifting the collective focus from reactive problem-

solving to co-creating a better society with stakeholders.”476 These 

solutions will take a grassroots approach - coming from every day 

citizens responding creatively to the pressing challenges they and 

their communities are experiencing. 

So, how do we define social innovation?  As articulated earlier in this 

paper, The Stanford Center for Social Innovation defines it as “the 

process of developing and deploying effective solutions to 

challenging and often systemic social and environmental issues in 

support of social progress.”477    

Research indicates that there are key characteristics of social 

innovation, not apparent in this definition, but nonetheless important 

defining qualities of social innovations.478   

Social innovations are typically novel practices, products, services, 

processes, laws, regulations, or even funding sources.  They may not 

                                                           
474 Mark Lawrence, “An Innovation Manifesto for Prince George’s County: A 

uniting vision for building an innovation economy,” 

https://medium.com/@inncuvate/an-innovation-manifesto-for-prince-

georges-county-maryland-c9e450941894, 2017.  
475 “Canada 2030: A Global Leader – An Inclusive Innovation Nation,” Social 

Innovation Generation, 

https://socialinnovationinstitute.app.box.com/s/hsnalnabxpx2lh73cocneel350p

911t0.  
476 Coro Strandberg, “Social innovation benefits one, all,” Strandberg 

Consulting, https://corostrandberg.com/social-innovation-benefits-one-all/, 

May 15, 2015.  

be entirely new ideas, but often their application to a social issue is 

unique.   

The intended purpose of a social innovation must be to identify and 

implement a solution to a pressing social need.   

This intention sets them apart from inventions that have the 

tangential effect of benefiting society.   

Social innovations are highly effective because in many cases, the 

actual beneficiaries and citizens with the social need are involved in 

the solution.    

Finally, social innovations produce sustainable solutions by, more 

often than not, transforming systems of power.   

In order to better understand the concept of social innovation, the 

following table479 describes a few types of social innovations and 

their implementations:  

 

Key Stakeholders 

Much like the innovation ecosystem discussed earlier, developing a 

social innovation ecosystem is equally important.  While there is not a 

lot of research clearly defining this term, we can borrow from the 

innovation landscape and define a social innovation ecosystem as 

follows: “the many interdependent systems, institutions, and networks 

required to enable social innovation to flourish.” Based on this 

definition, we know there are many key stakeholders involved in 

developing and sustaining a social innovation ecosystem.   

Social Entrepreneurs 

The leading actor in social innovation has historically been the social 

entrepreneur. Social entrepreneurs have traditionally been viewed as 

individuals who create a business for social impact.  Social 

477 Center for Social Innovation, “Defining Social Innovation,” Stanford 

Graduate School of Business, https://www.gsb.stanford.edu/faculty-

research/centers-initiatives/csi/defining-social-innovation.  
478 Boelman, Kwan, Lauritzen, Millard, and Schon, “Growing Social Innovation: 

A Guide for Policy Makers. A deliverable of the project: “The theoretical, 

empirical and policy foundations for building social innovation in Europe” 

(TEPSIE), European Commission – 7th Framework Programme, Brussels: 

European Commission, DG Research, 2014.  
479 Adapted from https://youngfoundation.org/wp-

content/uploads/2015/04/YOFJ2786_Growing_Social_Innovation_16.01.15_WE

B.pdf. 

Type of Social Innovation Sample Implementation 

New Product or service Charter Schools 

New Process Fair Trade certification  

New law or regulation U.K.’s Social Investment Tax Relief 

New entity type B-Corps in the U.S. 

https://medium.com/@inncuvate/an-innovation-manifesto-for-prince-georges-county-maryland-c9e450941894
https://medium.com/@inncuvate/an-innovation-manifesto-for-prince-georges-county-maryland-c9e450941894
https://socialinnovationinstitute.app.box.com/s/hsnalnabxpx2lh73cocneel350p911t0
https://socialinnovationinstitute.app.box.com/s/hsnalnabxpx2lh73cocneel350p911t0
https://corostrandberg.com/social-innovation-benefits-one-all/
https://www.gsb.stanford.edu/faculty-research/centers-initiatives/csi/defining-social-innovation
https://www.gsb.stanford.edu/faculty-research/centers-initiatives/csi/defining-social-innovation
https://youngfoundation.org/wp-content/uploads/2015/04/YOFJ2786_Growing_Social_Innovation_16.01.15_WEB.pdf
https://youngfoundation.org/wp-content/uploads/2015/04/YOFJ2786_Growing_Social_Innovation_16.01.15_WEB.pdf
https://youngfoundation.org/wp-content/uploads/2015/04/YOFJ2786_Growing_Social_Innovation_16.01.15_WEB.pdf
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entrepreneurs are entrepreneurs with a social mission, where that 

mission is explicit and central and where “impact becomes the central 

criterion, not wealth creation.”480 One of the early authors about 

social entrepreneurship, Gregory Dees, offers an idealized definition, 

in which social entrepreneurship is focused on creating change in the 

social sector by:  

• “Adopting a mission to create and sustain social value (not just 

private value), 

• Recognizing and relentlessly pursuing new opportunities to serve 

that mission, 

• Engaging in a process of continuous innovation, adaptation, and 

learning, 

• Acting boldly without being limited by resources currently in 

hand, and 

• Exhibiting heightened accountability to the constituencies served 

and for the outcomes created.” 

Others define the social entrepreneur differently: 

• Ashoka defines social entrepreneurs as “individuals with 

innovative solutions to society’s most pressing social problems” 

who “find what is not working and solve the problem by 

changing the system, spreading the solution, and persuading 

entire societies to move in different directions.” 

• The Skoll Foundation calls social entrepreneurs “society’s change 

agents, creators of innovations that disrupt the status quo and 

transform our world.” 

• In the Stanford Social Innovation Review, Roger L. Martin and 

Sally Osberg offer a more rigorous definition. A social 

entrepreneur is “someone who targets an unfortunate but stable 

equilibrium that causes the neglect, marginalization, or suffering 

of a segment of humanity; who brings to bear on this situation 

his or her inspiration, direct action, creativity, courage, and 

fortitude; and who aims for and ultimately affects the 

establishment of a new stable equilibrium that secures 

permanent benefit for the targeted group and society at large.” 

While no one definition of social entrepreneur has emerged 

victorious, the key goal of all social entrepreneurs is to create social 

change through a business venture.  

 

                                                           
480  Gregory J. Dees, “The Meaning of ‘Social Entrepreneurship,’” 

https://entrepreneurship.duke.edu/news-item/the-meaning-of-social-

entrepreneurship/, May 30, 2001. 
481 Amyann Cadwell, “What is a Social Enterprise? A Simple Definition & 3 

Examples,” The Good Trade, http://www.thegoodtrade.com/features/what-is-

a-social-enterprise 

Social Innovators 

While a social entrepreneur is focused on solving a problem through 

business, a social innovator looks to solve problems through a 

number of different mediums. A social innovator is a more 

encompassing identifier, as the individual may be an employee in a 

company, part of a government organization, or a participant in a 

hack-a-thon. This is an important distinction and one that often gets 

lost.  Throughout this paper, we will be intentional about our use of 

the term social innovator v. social entrepreneur.  

Social Enterprises 

The term “Social Enterprise” has quickly picked up momentum as a 

way of describing an important new vehicle in business and 

entrepreneurship.   Given the fact that the concept has been evolving 

rapidly in recent years, social enterprise can be challenging to define.  

We support the following working definition: “a social enterprise is a 

cause-driven business whose primary reason for being is to improve 

social objectives and serve the common good.”481 Social enterprises 

span the spectrum of nonprofit to for-profit entities.  According to 

the Social Enterprise Alliance, “social enterprise is not a silver bullet, 

but it is a promising approach to fulfilling unmet needs and fostering 

genuinely “triple-bottom-line” organizations – those simultaneously 

seeking profits, social impact, and environmental sustainability.  It’s 

certainly not the only solution, but it is most definitely a solution.”482 

Government 

Given that social innovation is primarily focused on societal impact, 

Government should play a key role in creating and fostering an 

environment conducive to social innovation.  Faced with steep 

budget deficits and minimal appetite for higher taxes, plus historically 

low approval ratings of government, … government leaders must do 

more with less.”483  Governments now recognize the potential of 

social innovation to build more inclusive social and economic 

agendas and close the gap on the provision of public services.    

 

Social Innovation Policy  

If Government is to be a major actor in social innovation initiatives, 

what policies can local governments put into place to strengthen the 

social innovation landscape?  The public sector should encourage risk 

taking, explore innovative ideas and encourage partnerships with 

private sector in order to improve social and economic outcomes.  

According to Kim Syman, director of New Profit Inc.’s Action Tank, we 

should “look at ways that government can partner with 

entrepreneurial leaders ...”484  Research indicates that a number of 

482 “What is Social Enterprise,” Social Enterprise Alliance, 

https://socialenterprise.us/about/social-enterprise/.  
483 Andrew Wolk and Colleen Gross Ebinger, “Government and Social 

Innovation: Current State and Local Models,” innovations, Summer 2010, 

https://www.mitpressjournals.org/doi/pdf/10.1162/INOV_a_00034, p. 135.  
484 Ibid, p.136. 

http://www.thegoodtrade.com/features/what-is-a-social-enterprise
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https://socialenterprise.us/about/social-enterprise/
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policy tools have proven effective in communities and countries 

across the world in supporting social innovators, entrepreneurs and 

social enterprises.   

Funding.   

There are a number of funding/ capital related instruments utilized 

internationally that help to incentivize social innovation.  In the UK, 

they are using tax policies to provide monetary incentives for those 

who invest in social enterprises.  Grants have always been and will 

continue to be used to strengthen the ability of the social sector to 

innovate.  There are also new types of funding being developed.  

Public Venture Capital Funds look to achieve risk-adjusted returns 

through long term appreciation of investments made in social 

enterprises.  Social impact bonds are also frequently used by 

Government.  They are financial mechanisms through which investors 

pay for a set of interventions to improve social outcomes.   

Capacity Building 

Capacity Building help social innovators, entrepreneurs, and social 

enterprises develop the commercial, financial, and social skills needed 

to successfully participate in social innovation activities.  These may 

include training and mentorship programs, and incubator and 

accelerator programs.  In Prince George’s County, the Social 

Innovation Fund acts as a capacity building organization that helps to 

support social innovators throughout the County.   

Legal Frameworks 

New laws have been enacted that recognize social enterprises and 

promote their mission.  These entity structures (like B-corps in the US) 

allow companies to reinvest profit back into their social missions.  

Government can also use its regulatory power to support social 

innovation.  The United Kingdom is a market leader in developing 

laws in support of social innovation.  Its Social Value Act has injected 

social impact into the procurement process. We expect to see other 

government entities following suit and using legislation power to 

generate social value. 

Support and Networking   

A relatively easy way that Government can support social innovation 

is to provide ways for key stakeholders to interact, network and share 

ideas.  There has been a significant increase in the number of “Impact 

Hubs” around the country.  These hubs are networks focused on 

building entrepreneurial communities for impact at scale and act as 

home to the innovators, the dreamers and the entrepreneurs who are 

creating tangible solutions to the world’s most pressing issues. As 

earlier articulated, innovation often happens when diverse 

stakeholders have the opportunity to connect and knowledge share.  

Government should find ways to sponsor collaborative strategy 

                                                           
485 Martin Neil Baily and Nicholas Montalbano, ”Clusters and innovation 

districts: Lessons from the United States experience,” The Brookings 

sessions on social innovation to stimulate and initiate greater 

collaboration across organizations and sectors.  Another emerging 

trend in local government is the designation of innovation districts or 

clusters. According to the Brookings Institution, “Clusters are 

geographic concentrations of interconnected businesses, suppliers, 

and associated institutions. They can contain anchor institutions, 

small firms, start-ups, business incubators, and accelerators.  The key 

driver in the formation of clusters or districts is that firms and 

researchers benefit from locating near each other, which is an 

extensively studied phenomenon in the economic development 

literature.”485 

Civic Engagement 

Government should participate in strategic gatherings to build and 

sustain a growing community of entrepreneurs, social innovators, 

strategic stakeholders, and collaborative activists and advocates for 

social change through thought provoking talks and dialogues. In 

addition, Government should help to incubate and foster civic 

engagement forums to build a common agenda on specific, complex 

social issues. 

Social R&D 

Governments should also consider partnering with local colleges and 

universities to fund mutually beneficial social innovation research and 

development.  This could be done through the commissioning of 

particular research projects. 

 

Inclusion Strengthens Impact 

As is the case for creating innovation ecosystems, diversity 

strengthens social innovation initiatives and is even more essential for 

social impact work.  “There are lots of reasons to embrace diversity —

 especially for a social enterprise. It’s important to represent the 

populations you serve, to recruit employees in an equitable way and 

to model the types of organizations we would like to see in the world. 

But diversity also pays off. It inspires creativity, innovation 

cooperation and open-mindedness, and all of this translates into 

higher financial returns and ultimately, greater impact.”486  Social 

innovation is at its heart about equity and inclusion and we can’t 

achieve equitable prosperity, solve the world’s most pressing social 

issues, or strengthen our communities without the participation of all 

relevant stakeholders.   

 

Successful Social Innovation Ecosystems 

One of the things most crucial to the success of social ventures is the 

existence of a supportive ecosystem -- a well-connected network of 

organizations and people willing to provide financing and support to 

Institution, https://www.brookings.edu/research/clusters-and-innovation-

districts-lessons-from-the-united-states-experience/, May 8, 2018.  
486 Park, “The bottom line: Diversity pays off,” 2017.  

https://www.brookings.edu/research/clusters-and-innovation-districts-lessons-from-the-united-states-experience/
https://www.brookings.edu/research/clusters-and-innovation-districts-lessons-from-the-united-states-experience/
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new ventures.  So which regions have been successful at building 

social innovation or social entrepreneurship ecosystems?  According 

to a recently published report conducted by Halcyon Incubator, the 

most social entrepreneurial ecosystem-friendly city is Boston, 

followed by San Francisco, and our neighbor, Washington, D.C.487  

It is no surprise that Boston has developed an ecosystem consistent 

with best practices.  In examining Boston’s ecosystem, it is evident 

that Boston has a robust venture philanthropy sector.  In addition, the 

city of Boston is home to major funders of social impact bonds.  

These resources provide Boston social entrepreneurs with much 

needed access to capital.  In addition, the Boston government has 

supported social innovation initiatives.  In fact, Boston’s former 

mayor, Mayor Menino helped create an Innovation District intended 

to distribute this innovation economy. In addition, the city 

government of Boston instituted policies to support the growth of 

social innovation. For example, a full-time startup was hired in 2015 

within the city of Boston to be the liaison to the startup community. 

Our neighboring city of Washington, D.C. has also successfully 

implemented a framework to accelerate the development of a social 

innovation ecosystem.  DC’s social innovation ecosystem contains an 

“unparalleled mix of leading international development institutions, 

grantmaking and social advocacy organizations, philanthropies, 

incubators and co-working spaces, social entrepreneurs, double 

bottom line businesses, and impact investors.”488  We recommend the 

County tap into these resources, given proximity and the current 

relationships that exist in the region.   

In certain other regions, “Impact Hubs” have accelerated the success 

of social innovation efforts by allowing different parts of social 

innovation networks to collaborate under the same roof and access 

mutually beneficial resources.  Regions with Impact Hubs include the 

Center for Social Innovation in Austin, Texas and Center for Civic 

Innovation in Atlanta, Georgia.  The County must leverage these best 

practices to develop a best in class social innovation ecosystem.    

                                                           
487 Kate Goodall, et al., “A Deeper Dive: Social Enterprise Ecosystems in the 

U.S.” SocEntCity.org, 

https://socentcity.org/sites/default/files/report/Social%20Enterprise%20Ecosys

tems%20-%20Year%202.pdf, Vol. 2, p. 5.  

488 “Washington, DC: An Epicenter of Global and Local Impact,” Washington 

DC Economic Partnership, https://wdcep.com/dc-industries/impact-economy/.  

https://socentcity.org/sites/default/files/report/Social%20Enterprise%20Ecosystems%20-%20Year%202.pdf
https://socentcity.org/sites/default/files/report/Social%20Enterprise%20Ecosystems%20-%20Year%202.pdf
https://wdcep.com/dc-industries/impact-economy/
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Summary of Recommendations for Inclusive Innovation 
 

In order to develop a framework for Inclusive Innovation, we must develop innovation policies that support inclusion at every level.  

The following includes the key recommendations for developing an inclusive innovation ecosystem in the County: 

1. Build Capacity: The County must be vigilant in building the innovation capacity of its residents by providing increased 

opportunity for training and mentorship and preparing the next generation of innovators. The County should increase support 

for the many pipeline initiatives already occurring in the County, including Innovation Station, Tech Prince George’s, and the 

Office of Information Technology (OIT) Summer Youth Enrichment Program. The County should also align the K-12 curriculum 

to 21st Century Skills. Key stakeholders should create incubators and accelerators to expedite innovation by supporting 

innovators with needed resources and mentorship. 

2. Support Entrepreneurship: In many ways, Entrepreneurship is the fuel in innovation engine. The County must develop an 

entrepreneurial ecosystem that offers support to entrepreneurs and business, with a focus on supporting women and minority 

owned businesses. As discussed in more detail earlier in this paper, the County should partner with existing key stakeholders, 

like the EDC, Chamber, Roundtable to develop innovation and entrepreneurship hubs to help incubate new businesses for 

entrepreneurs and to help accelerate the growth of new and young businesses. This hub would house entrepreneurial 

training, and develop frameworks and approaches, a diverse mentoring pool, pitch and business plan development and 

guidance and host forums for fundraising.   

3. Invest in Research and Development: R&D is a critical innovation driver. The County should provide long term funding for 

applied research capabilities of universities and colleges and knowledge transfer amongst business, the public sector and 

academia. The County is rich with universities capable of engaging in innovative R&D initiatives. Academic institutions such as 

the University of Maryland-College Park and Bowie State University should serve as the primary R&D anchors within the 

County.  For the ecosystem to function optimally, there must exist an environment in which universities, industry and 

government work together towards innovation.      

4. Increase Access to Capital:  The County must look to increase resources for innovation finance in all sectors and in all stages of 

development to sustain innovation in the community. Given the demographics of the County, we must develop ways to close 

the funding gap that exists for women and minority entrepreneurs. The County should seek to partner with inventors to 

establish minimum fund amounts or earmark investment in women- and minority-owned companies, create “on-ramps” to 

expand and energize the social networks of women and minority entrepreneurs, and address information asymmetry 

pertaining to the local fundraising landscape.  

5. Be Inclusive:  In order to close the innovation gap that exists in this country, we must ensure that the opportunity to engage in 

innovation activities. The County must develop policies, processes and organizations that purposely include Excluded Groups, 

target Excluded Regions and support Excluded Companies. We recommend the County consider an “Inclusive Innovation” 

initiative, comparable to the initiatives occurring in the District of Columbia and Pittsburgh. As a majority minority county, we 

must foster inclusive innovation to achieve equitable prosperity. 

6. Develop a Social Innovation Ecosystem: We must include Social Innovation as a primary tool to build social capital and invest 

in new approaches to solving social challenges in Prince George's County. The County should support the work of critical 

stakeholders like the Social Innovation Fund in developing a robust social innovation ecosystem in the County. We 

recommend opening an “Impact Hub” that allows different parts of a social innovation network to collaborate under the same 

roof and access mutually beneficial resources, similar to the Center for Social Innovation in Austin and the Center for Civic 

Innovation in Atlanta. 
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Appendix C:  

An Example of an Innovation Ecosystem  
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Appendix D:  

A Look at Equity Indicators 
 

 

 

he ultimate gauge of whether Prince George’s is successful with its 

racial and economic equity initiatives will be whether we “move the 

needle” in key areas. This comprehensive process, if it is to move 

forward and gain traction, needs to develop measures or indicators that 

allow us to continually track how we are doing.  

Because equity plays a role in just about every aspect of a community’s 

life, we will need to track macro indicators (e.g., Are we increasing our 

middle-skill and high-skill jobs? Are we seeing demonstrable increases in 

affordable housing options?) and more micro and discrete indicators 

(e.g., Has the average travel time to work decreased for County 

residents?).  

We will need to do this for our economy, housing, transportation, 

neighborhoods, schools, environment, public health, justice system, and 

for our residents. 

What might those look like? There are four different indicators and/or 

metrics we feature here, from PolicyLink, King County (WA), Fairfax 

County (VA) and the Government Alliance on Race and Equity (GARE).  

PolicyLink’s All In Cities initiative offers a few examples of the types of 

indicators and metrics that might guide local governments and 

advocates as they seek to become equitable places: 

 

Equity Indicators: Examples from PolicyLink 

• The number and share of Black, Latino, Native American, Asian, and 

other workers of color who are jobless decreases and the city moves 

toward full employment—when everyone who wants a job has 

one—for all racial and gender groups. 

• Entrepreneurs of color are able to grow their companies and create 

more accessible, living-wage jobs for low-income people of color. 

                                                           
489 Sarah Treuhaft, “All-In Cities: Building an Equitable Economy from the 

Ground Up,” PolicyLink, 2016, p. 6.  

• The number and share of youth who are disconnected from work or 

school decreases, with the steepest decreases among youth of color, 

including LGBTQ youth of color. 

• The number of low-income tenants who are evicted or priced out of 

gentrifying neighborhoods decreases.  

• Police fatalities decrease, and people of color are no longer 

disproportionately harmed by police violence.489 

 

Equity Indicators: King County, Washington490  

From 2014-2016, King County government in Washington (Seattle is the 

major city in the jurisdiction), embarked on an intensive and 

comprehensive process to develop an Equity and Social Justice Strategic 

Plan for the county and to establish baseline indicators for equity.  

“As an initial first step toward the creation of a community-scale equity 

baseline, the Determinants of Equity Baseline Project [conducted 

research] to deepen the understanding of equity across King County. The 

project identified existing data sources to measure the status of 13 of the 

14 Determinants of Equity in the County. …  

In conjunction with gathering data from common sources like the U.S. 

Census, currently utilized equity measures were identified through 

conducting 31 semi-structured interviews with individuals internal and 

external to King County government. In addition, peer jurisdictions and 

practitioners in the field were consulted to learn more about the use of 

equity measures nationally and internationally.  

Finally, the team convened a steering committee of performance 

management professionals within King County government for their 

expert input and advice on indicator selection.  

As a result of this process, 67 community-level indicators were identified. 

Nearly all of the measures identified reinforce previous research findings 

that race, place, and income impact quality of life for residents of King 

490 Abigail Beatty and Dionne Foster,” The Determinants of Equity: Identifying 

Indicators to Establish a Baseline of Equity in King County,” King County Office 

of Performance, Strategy, and Budget, pp. 8-17.  

T 
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County. People of color, those who have limited English proficiency and 

who are low-income persistently face inequities in key educational, 

economic, and health outcomes.”491 

Below is an excerpt of King County’s findings across the 13 categories, in 

which we feature only one of the findings from each category.  

Early Childhood Development 

• Infant childcare at licensed childcare centers in 2012 cost 

Black/African American families more than 40 percent of their 

annual median income compared to White and Asian families who 

spent just over 20 percent of their median income on infant 

childcare. 

 

Education 

• The King County average for all third-grade reading proficiency in 

2012 was 74 percent. During 2012, 84 percent of White students and 

80 percent of Asian students reached proficiency in reading by the 

end of third-grade. In comparison only 56 percent of Hispanic 

students, 51 percent of Black/African American students, 46 percent 

of Pacific Islander students, and 42 percent of American Indian 

students reached proficiency in reading by the end of third-grade. 

Jobs and Job Training 

• The unemployment rate for Black/African American residents was 

close to 16 percent between 2010 and 2012, which was nearly 

double that of the unemployment rate for White and Asian 

residents. 

Health and Human Services 

• There is approximately a 10-year gap in life expectancy between 

areas of South King County where a higher concentration of people 

of color, LEP, and low-income households reside and North and East 

King County. 8 

Food Systems 

• On average, there are two and half times more fast food restaurants 

and convenience stores available than grocery stores and produce 

vendors across King County. Parts of South King County have five to 

seven times more fast food restaurants and convenience stores 

available than grocery stores and produce vendors. 

Parks and Natural Resources 

• A park access study using 2010 data shows that affluent 

neighborhoods have almost twice the amount of robust park access 

(variety in park size and travel distance) than areas with a higher 

concentration of people of color, LEP, and low-income households. 

Built Environment & Natural Environment 

• The air release of toxic chemicals grew by 24 percent in the South 

Region of King County between the years 2000 and 2006. During 

                                                           
491 Beatty and Foster,” The Determinants of Equity” King County Office of 

Performance, Strategy, and Budget, p. 4.  

 
492 Beatty and Foster,” The Determinants of Equity” King County Office of 

Performance, Strategy, and Budget, pp. 8-10.  

this same time period, air release of toxic chemicals declined in the 

East Region of King County by 19 percent and in Seattle by 5 

percent. 

Transportation 

• Residents in rural King County face a higher transportation cost 

burden than urban residents. 

 

Community Economic Development 

• Only 13 percent of all business enterprises are minority owned in 

King County, 7 percent below the U.S. average among other 

counties. 

Neighborhoods 

• Residents earning less than $20,000/year report having the least 

amount of trust among neighbors. 

Housing 

• On average, 47 percent of households that rent in King County 

report spending over 30 percent of their annual household income 

on housing costs. 

Community and Public Safety 

• Residents in South King County continue to report feeling a higher 

concern for safety than residents in other regions throughout the 

county. 

Law and Justice 

• In 2013 Black/African American youth were five times more likely to 

be referred to the Juvenile Justice System than White youth.492 

 

Upon receiving these findings, the County then worked to develop an 

initial set of 67 indicators, the process for which is explained here. 

The 67 community-level ESJ indicators identified in this 

report are an initial step at capturing the landscape of 

equity across King County. Despite active commitment to 

ESJ, a baseline of community conditions across the county 

has not existed, making it difficult to track regional 

progress over time. ESJ measurement is a new field that 

poses several challenges, but working toward a 

community-scale equity baseline and dashboard are 

promising methods for promoting regional progress, 

tracking change over time, and informing resource 

allocation.493 

 

  

 
493 Beatty and Foster,” The Determinants of Equity” King County Office of 

Performance, Strategy, and Budget, p. 14. 
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These 67 initial indicators494 are as follows: 

Early Childhood Development  

•Families who report reading nightly  

•Adverse Childhood Experiences  

•Participation in Early Achievers  

•Median Child Care Cost as Percent of Annual Income by Race  

•Kindergarten Readiness  

 

Education  

•3rd Grade Reading Proficiency  

•4th Grade Math Proficiency  

•ELL Students Making Progress Learning English  

•Parent Perception of Cultural Responsiveness  

•On-Time High School Graduation Rates  

•Drop Out Rates  

•Discipline Rate  

•Direct Enrollment  

 

Job Training and Jobs  

•Living Wage Gap  

•Unemployment  

•Poverty Rate  

•Median Household Income by race  

 

Health and Human Services  

•Unmet Medical Need  

•Uninsured Adults  

•Uninsured Children  

•Life Expectancy  

•Infant Mortality  

•Obesity  

•Diabetes  

•Tobacco Use  

•Frequent Mental Distress  

 

Food Systems  

•Retail Food Environment Index  

•Food Security  

•Percent of Students with Free or Reduced Lunch  

•Participation in Food Assistance Programs  

 

Parks and Natural Resources  

•Resident Satisfaction with Parks  

•Open Green Space  

•Distribution of Regional Trails  

•Park Accessibility  

•Distribution of Playgrounds  

 

Healthy Built and Natural Environment  

•Land Use Index  

•Vegetation Distribution  

                                                           
494 Beatty and Foster,” The Determinants of Equity” King County Office of 

Performance, Strategy, and Budget, pp. 15-16. 

•Pollution by Region  

 

Transportation  

•Metro Transit Rider Satisfaction with Safety  

•Metro Transit Passenger Crowding & Schedule Reliability  

•Reliance on Metro Transit  

•Proximity to MetroTransit  

•Metro Transit On-Time Performance  

•Walk Score  

•Bike Score  

•Transit Score  

•Metro Transit Reduced Fare Utilization  

•Metro Transit Low-Income Fare Utilization  

•Transportation Cost-Burden  

 

•Home Ownership  

•Foreclosure Risk Score  

•Change in Residential Assessed Value  

•People of Color Owned Businesses  

 

Community Economic Development  

•Residential Mobility  

•Social Support  

•Social Cohesion  

•Resident Satisfaction with Quality of Life  

•Voter Registration  

•Voter Turnout  

 

Neighborhoods  

•Poor Housing Conditions  

•Cost Burdened Households  

•Weighted Road Density Values  

•Homelessness  

 

Housing  

•Perceived Neighborhood Safety  

•Crime Rate  

 

Community and Public Safety  

•Incarceration Rate  

•Juvenile Justice Change by Decision Point  

 

________________________________________________________________________ 

In the final page of this section (p. 142), you will find 

an exceptional graphic from King County that 

captures the “streams” that create inequity and those 

that create equity. 
____________________________________________________________________________________________________________ 
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Equity Indicators: Fairfax County VA 

In 2015, Fairfax County, VA contracted with PolicyLink and the USC 

Program for Environmental and Regional Equity to produce an Equitable 

Growth Profile. What sparked this initiative? Even though Fairfax is 

second in the nation in median household income and by many 

measures is a thriving and diverse county (and the most populous county 

in the region), it had become increasingly concerned that not enough of 

its residents were prospering.  

The County government convened representatives from public, private, 

nonprofit, faith, and community sectors to better understand the 

county’s current economic and social realities, with a desire to ensure 

“the full inclusion of all residents in our county’s economic, social, and 

political life. …[their vision is] One Fairfax –a community in which 

everyone can participate and prosper.”495 

The 32 initial equity indicators496 developed for Fairfax County are as 

follows:  

DEMOGRAPHICS 

Who lives in the county and how is this changing? 

• Race/Ethnicity and Nativity, 2012 

• Black, Latino, Asian American/Pacific Islander, and Middle Eastern 

• Populations by Ancestry, 2012 

• Growth Rates of Major Racial/Ethnic Groups, 2000 to 2012 

• Net Change in Population by County, 2000 to 2010 

• Racial/Ethnic Composition, 1980 to 2040 

• Percent People of Color, 2012 

• Percent People of Color by County, 1980 to 2040 

• Racial Generation Gap: Percent People of Color (POC) by Age Group, 

1980 to 2010 

• Median Age by Race/Ethnicity, 2012 

• English-Speaking Ability Among Immigrants by Race/Ethnicity, 2000 

and 2012 

• Linguistic Isolation by Census Tract, 2012 

 

INCLUSIVE GROWTH 

Is economic growth creating more jobs? 

• Average Annual Growth in Jobs and GDP, 1990 to 2007 and 2009 to 

2012 

Is the county growing good jobs? 

• Growth in Jobs and Earnings by Industry Wage Level, 1990 to 2012 

Is inequality low and decreasing? 

• Income Inequality, 1979 to 2012 

                                                           
495 “Equitable Growth Profiles of Fairfax County,” PolicyLink and USC Program 

for Environmental and Regional Equity, 2015, p. 6.  

Are incomes increasing for all workers? 

• Real Earned Income Growth for Full-Time Wage and Salary Workers, 

1979 to 2012 

• Median Hourly Wage by Race/Ethnicity, 2000 and 2012 

Is the middle class expanding? 

• Households by Income Level, 1979 and 2012 

Is the middle class becoming more inclusive? 

• Households and All Households, 1979 and 2012 

 

FULL EMPLOYMENT 

How close is the county to reaching full employment? 

• Unemployment Rate, February 2015 

• Unemployment Rate by Census Tract, 2012 

• Unemployment Rate by Race/Ethnicity and Nativity, 2012 

• Unemployment Rate by Educational Attainment and Race/Ethnicity, 

2012 

 

ACCESS TO GOOD JOBS 

Can workers access high-opportunity jobs? 

• Jobs held by Workers with a Bachelor’s Degree or Higher by 

• Opportunity Level and Race/Ethnicity and Nativity, 2011 

 

CONNECTEDNESS 

Can all residents access affordable housing? 

• Percent Rent-Burdened Households by Census Tract, 2012 

• Low-Wage Jobs and Affordable Rental Housing by County 

Can all residents access transportation? 

• Percent Households without a Vehicle by Census Tract, 2012 

• Means of Transportation to Work by Annual Earnings, 2012 

• Percent Using Public Transit by Annual Earnings and Race/Ethnicity, 

2012 

Do residents have reasonable travel times to work? 

• Average Travel Time to Work in Minutes by Census Tract, 2012 

 

ECONOMIC BENEFITS OF EQUITY 

How much higher would GDP be without racial economic inequities? 

• Actual GDP and Estimated GDP without Racial Gaps in Income, 2012 

496 “Equitable Growth Profiles of Fairfax County,” PolicyLink and USC Program 

for Environmental and Regional Equity, 2015, pp. 3-5.  
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The Anchor Dashboard: Aligning Institutional Practice 

to Meet Low-Income Community Needs497  

(This brief section is excerpted directly from the report “The Anchor 

Dashboard,” published by the Democracy Collaborative at the University 

of Maryland (August 2013). The report was commissioned to understand 

what types of benefits should be pursued in anchor institution 

relationships. The “dashboard” found at the end of this excerpt is not 

intended to be a statement of what should occur with anchor institutions 

in Prince George’s County, but instead to lay out things to be considered 

as those anchor relationships evolve and grow.)  

“Today there is widespread recognition among anchor institutions 

themselves that community economic development is part and parcel of 

what they do. As a result, anchor institution initiatives have proliferated. 

Increasingly, anchor institution leaders publicly say they have an anchor 

institution mission to improve the well-being of their surrounding 

community. 

But how do we know that these initiatives are working? The truth is that 

most anchor institutions do not know. This study seeks to introduce a 

framework that can assist anchor institutions in understanding their 

impact on the community and, in particular, their impact on the welfare 

of low-income children and families in those communities. 

This study seeks to introduce a framework that can assist anchor 

institutions in understanding their impact on the community and, in 

particular, their impact on the welfare of low-income children and 

families in those communities. 

Anchor institutions engage with their communities in complex and multi-

faceted ways. They hire staff, procure goods and services, partner with 

local organizations, collect and disseminate important research findings, 

and share an array of resources. At the same time, relationships with their 

surrounding areas can be strained by conflicting needs and stark 

disparities. Although most institutions assess their impact at the level of 

individual programs, the field lacks agreed-upon methods for measuring 

or evaluating their broader impact on addressing disparities in 

community economic development, public health, education, and the 

environment. 

This paper, made possible by support from the Annie E. Casey 

Foundation, introduces a preliminary dashboard of outcomes and 

indicators as a way to begin a conversation about developing such 

measures. The dashboard builds on existing knowledge about 

measurement efforts already underway within anchor institutions to 

understand their impact on low-income children, families, and 

neighborhoods. The proposed dashboard also reflects findings from in-

depth interviews conducted in 2012 with 75 leaders of anchor 

institutions, national nonprofit organizations, federal agencies, and 

community organizations. Supplementing these interviews, we also drew 

                                                           
497 Steve Dubb, Sarah McKinley, and Ted Howard, “The Anchor Dashboard: 

Aligning Institutional Practice to Meet Low-Income Community Needs,” The 

upon 32 additional Democracy Collaborative interviews of hospital 

leaders, most of which were conducted in 2011. 

The study generated numerous findings on what motivates anchor 

institutions to engage with local partners, how partners would wish to 

improve relationships with anchor institutions, and which outcomes and 

indicators stakeholders believe are important to identify and measure, 

among others. Of these findings, three were particularly important in 

encouraging the development of a preliminary dashboard: 

1. Measuring community impact is challenging. Stakeholders were well 

aware of the significant challenges to developing measures that 

associate anchor institution activities with local impact. Some noted 

that several definitions of “community” exist even within a single 

institution, while others mentioned the challenge of isolating impact 

in an intervention that involves numerous partners. Still others 

identified the challenge of measuring outcomes given the slow pace 

of community economic development work. 

2. Despite these and other challenges, study participants expressed an 

acute interest in developing “good enough” indicators and metrics. 

Participants realize that there is no such thing as a perfect set of 

indicators, but they would like to have a tool to facilitate 

transparency, accountability, and learning across and within 

institutions. 

3. Interviewees largely agree on what outcomes the dashboard should 

support. Measurement tools should capture what is important to 

measure, not what is simply easy to measure. We asked for specific 

suggestions on what an ideal measurement instrument would 

include. Mindful of the adage “what gets measured gets done,” 

respondents were clear that they wanted to see anchor institutions 

help solve “the big problems.” These 12 outcomes are reflected in 

the proposed dashboard. 

Broadly speaking, the indicators we recommend seek to build on these 

insights through employing two different kinds of measurements: 1) 

measures that assess conditions in the community—e.g., whether or not 

housing is affordable, whether or not people are healthy, whether or not 

children get educated; 2) measures that assess institutional effort—e.g., 

dollars spent, procurement shifted, people hired, policies and 

accountability procedures in place. 

________________________________________________________________________ 

The dashboard provides a mechanism for the field to 

begin to more clearly coalesce on what it means for a 

hospital or university to say it is pursuing an anchor 

institution mission.  
____________________________________________________________________________________________________________ 

Democracy Collaborative at the University of Maryland, August 2013, pp. v-vii; 

and 16-17. 
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Both types of measures are needed—a focus solely on community 

outcomes misses the truth that anchor institutions, while critically 

important, are hardly the only actors responsible for community 

outcomes. A focus solely on anchor institution effort, however, would 

create a different problem: namely, there are no external markers to 

guide decision-makers regarding whether the efforts their institutions 

undertake are making a difference. 

Of course, a dashboard, as the name suggests, merely provides a “first 

cut” at assessment. If, for example, a hospital invests heavily in public 

health outreach yet public health results decline, this doesn’t necessarily 

mean the hospitals’ programs are ineffective, but it surely does highlight 

that this area merits institutional attention, helping promote 

improvement in effectiveness over time. 

Last, but not least, the dashboard provides a mechanism for the field to 

begin to more clearly coalesce on what it means for a hospital or 

university to say it is pursuing an anchor institution mission. Put 

somewhat differently, while each institution will surely adopt different 

measures appropriate to its own circumstances, one way of thinking 

about what it means to pursue an anchor mission is that the institution is 

implementing a strategic plan that addresses in some aspect each of the 

twelve areas listed on the dashboard.” 

 

ANCHOR MISSION DASHBOARD: COMMUNITY BENEFIT 

Economic Development 

Equitable local and minority hiring 

• Percent of local and minority hires in staff positions  

• Percent employed at living wage or above 

Equitable local and minority business procurement 

• Percent of procurement dollars directed to local, minority- owned, 

and woman-owned businesses 

Affordable housing 

• Dollars invested in creating affordable housing 

• Dollars invested in community land trusts  

• Percent of households below 200 percent of poverty line that spend 

<30 percent of income on housing 

Thriving Business Incubation 

• Jobs and businesses created and retained (1 year, 5 years)  

• Percent of incubated businesses serving low-income and minority 

populations  

• Dollars directed toward seed funding for community-owned 

business 

Vibrant Arts and Cultural Development 

• Dollars spent on arts and culture-based economic development  

• Number of arts and cultural jobs and businesses created and 

retained 

Sound Community Investment 

• Percent of endowment and operating dollars directed toward 

community impact investments (e.g., support of community 

development financial institutions) 

Community Development 

Stable and Effective Local Partners 

• Existence of partnership center or community advisory board 

• Positive feedback from survey of service-learning/capstone partners  

• Civic health index rating 

 

Financially Secure Households 

• Percent of households in asset poverty 

• Dollars spent on community financial education 

• Dollars and human resources directed to income tax filing assistance 

 

Education 

Educated Youth 

• High school graduation rate  

• Percent of students advancing to college or apprenticeship 

programs  

• Math and reading proficiency 

Health, Safety, Environment 

Safe Streets and Campuses 

• Dollars spent on streetscape improvements  

• Rates of violent crime  

• Rates of property crime 

Healthy Community Residents 

• Dollars spent on public health initiatives (e.g., clinics)  

• Number of grocery stores per zip code 

Healthy Environment 

• Percent of carbon emissions  

• STARS index rating  

• Greenhealth index rating 
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Another set of metrics comes from the Government Alliance on Race and Equity from their publication, “Advancing Racial Equity 

& Transforming Government. 2015, p. 38.  

 



 

 
Page | 159                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

In Portland’s report, “The Path to Economic Prosperity: Equity and the Education Perspective,” they outline the desired outcomes 

of their path which they call the “circle of well-being.”498  

The graphic they created (below) for this effort is a powerful visual that can inspire Prince George’s to think more holistically and 

systemically at how we create equitable prosperity here.  

 

 

  

                                                           
498 “The Path to Economic Prosperity: Equity and the Education Imperative,” July 2011, p. 7.  
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Portland has also created a cohesive set of equity goals and strategies. 499  

 

“Advancing Racial Equity and Transforming Government”  

Local and Regional Government Alliance on Race & Equity, 2015.  

 

 

  

                                                           
499 Julie Nelson, Lauren Spokane, Lauren Ross, and Nan Deng, “Advancing Racial Equity and Transforming Government: A Resource Guide to Put Ideas 

into Action,” Local and Regional Government Alliance on Race & Equity, 2015, p. 24.  
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As part of “The Path to Economic Prosperity: Equity and the Education Perspective,”, the city of Portland also laid out 72 “Greater 

Portland Pulse” indicators. They can be found on the next two pages.500 

  

                                                           
500 “The Path to Economic Prosperity: Equity and the Education Imperative,” July 2011, pp. 8-9.  
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Page | 163                       Prince George’s Rising – Strategies for Equitable Prosperity & Development        © 2018  

Finally, an excellent graphic taken from King County’s “Determinants of Equity.”501 

 

 

 

 

  

                                                           
501 Beatty and Foster,” The Determinants of Equity” King County Office of Performance, Strategy, and Budget, pp. 15-16. 

SOURCE: https://www.kingcounty.gov/elected/executive/equity-social-justice/vision.aspx  

https://www.kingcounty.gov/elected/executive/equity-social-justice/vision.aspx
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