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Highest Priority Recommendations 

1. Leverage College Park Innovation District. Make the 

success of the College Park innovation district a top 

economic priority, continuing the investment of 

university, County, and private dollars so that it becomes 

one of the premier innovation hubs in the region. 

2. Leverage UMCRH to Lead the Health/Biosciences 

Industry Cluster. Fully leverage the construction and 

opening of the University of Maryland Capital Region 

Health as the centerpiece of a very robust, healthcare 

and life sciences industry and innovation cluster around 

the Greater Largo Town Center area.  

3. Accelerate Equitable TOD. Accelerate equitable transit-

oriented development projects in the three new 

downtowns (Largo Town Center, New Carrollton, and 

Prince George’s Plaza), along the Purple Line (Riverdale 

and Langley Park), and where new employment centers 

are planned or emerging (Branch Avenue, Suitland, and 

Greenbelt). 

4. Invest in Robust Anchor Partnerships with UMCP and UMCRH. Determinedly pursue more robust and fully developed anchor 

partnerships with UMCP and UMCRH (as has been done with key institutions in Baltimore) as well as other key higher 

education and health stakeholders like Bowie State University, Prince George’s Community College, and Kaiser Permanente, 

among others.  

 

5. Scale Up Support & Investment in Entrepreneurs of Color. Scale up programs and initiatives that support new entrepreneurs of 

color by building up networks and greater access to capital as well as organizing core incubation and acceleration activities for 

those that are most promising.  

 

6. Enhance Industry-led Workforce Development. Support companies in core industry clusters to lead industry-specific workforce 

development initiatives. 

 

7. Implement Comprehensive Housing Strategy & Zoning Ordinance with an Equity Focus. Fully implement the Comprehensive 

Housing Strategy and the new zoning ordinance to ensure greater affordability of housing for all income levels and pursue 

initiatives that enable lower-income residents (primarily of color) preserve current affordable housing and prevent 

displacement.  

 

8. Expand Transportation Access in Communities that Need it the Most. Commit to changing transportation policies that 

significantly improve service throughout the County for low-income residents and residents of color, both for rail, bus, and 

other transportation modalities.  
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9. Expand TNI Services and the Number of Communities It Serves. Expand the Transforming Neighborhoods Initiative to further 

enable these underinvested communities and their residents to live in safe neighborhoods, with greater access to more 

amenities, in which high-quality community schools effectively serve students’ academic needs and aspirations and the social 

service needs of their families, and in which the impacts of environmental pollution are significantly reduced if not eliminated. 

 

10. Significantly Increase the Use of Community Benefits Agreements. Commit to an ethos of well-structured and fair Community 

Benefits Agreements for all large-scale developments and for all smaller developments in which low-income neighborhood 

residents are at risk of adverse impacts.  

 

11. Create a Cross-sector, Countywide Alliance for Equity and Prosperity. Implement a county-wide, multi-sector Alliance for 

Equity and Prosperity (All4Equity) that embraces and commits to implement policies, initiatives, and projects around this 

Prince George’s Rising framework. Utilize a similar alliance-based approach in projects and in policy-making that are more 

specific and bounded within this equity and prosperity framework.  

 

12. County Executive and County Council Leadership Committed to an Equity Framework. Implement the use of an equitable 

prosperity and development framework within the County Executive’s office, the County Council, and all County agencies.  
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Economic Growth Chapter: Recommendations 

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, these stakeholders 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 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. 
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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.  

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) 

 



 
Page | 5                  Prince George’s Rising – Strategies for Equitable Prosperity & Development     © 2018  

  

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. 
 

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 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 
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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 | 7                  Prince George’s Rising – Strategies for Equitable Prosperity & Development     © 2018  

 

Equitable Prosperity Chapter:  Recommendations  

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 link entrepreneurs 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 
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4. 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. 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.”  

5. 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. 

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.  

 

https://www.score.org/
https://www.nfte.com/
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Strategic Workforce Development (continued) 

• 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). 
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Equitable Development Chapter: Recommendations for 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.  
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5. Require an annual rental property license for operators of multifamily properties. Such a license is only granted if the property remains 

code compliant.  

5. 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.  

6. 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.  

7. 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. 

8. Require vacant properties to be registered for a fee and ensure that the responsible party performs upkeep on the home. 

9. 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 several 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.”  

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 based on “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. 
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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) 

10. Implement policies that “favor development in already-developed areas, or infill development … and [to develop] higher density housing 

... by-right.” 

11. 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. 

12. 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 waivers to low-income families 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, Sept. 2016, pp. 15-16) 

13. 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. 

14. 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. 

15. 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. 

16. 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. 

17. 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. 

18. 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. 

19. 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)  

 

https://www.huduser.gov/portal/datasets/lihtc.html
http://dhcd.maryland.gov/Residents/Pages/HousingChoice/default.aspx
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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.” 
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Equitable Development Chapter:  

Recommendations for 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 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. 
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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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Community Engagement on the Path to Equity Chapter: Summary of Recommendations 

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: 

• Supporting low-income residents in business incubation activities 

• Involving community groups and residents in crafting a vision for place-making in their affected 

neighborhoods 

• Involving local community groups in land banks and land trusts 

• Partnering with community organizations to build their capacity 

• 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 (especially when a 

TIF is in place for the 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.  


