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Delays on the Green, Blue and Orange lines

Prince George’s County and Metro are trying

to get development started where the trains stop

Friday, March 26, 2010

By Sarah Krouse

Staff Reporter

Prince George’s County has 15 Metro stations,

two commuter rail stations and more than 2,000

acres of developable land within walking distance

of the stations. But if you don’t have a car in Prince

George’s, good luck getting around.

As other jurisdictions in the region

welcome more and more development

around their Metro stations — the planning

phenomenon known as transit- oriented

development — Prince George’s is still

stuck on the tracks.

Only recently have signs emerged that

the county could soon join its neighbors in

welcoming transit-oriented development.

The reasons for optimism: The county just

approved a new mixed-use zoning option

that specifically addresses development

nodes near transit, and the new head of joint

development for the Metro system has

pledged to focus the agency’s efforts on

Prince George’s. The county also has begun

a countywide planning process (dubbed

“Envision Prince George’s County”) that

envisions a safer, greener county 20 years

down the road.

Developments around Prince George’s Metro

stations have been at a disadvantage since Metro was

little more than a network of colored lines on paper,

said Zachary Schrag, a historian at George Mason

University and author of “The Great Society Subway:

A History of the Washington Metro.”

The scarcest resource in

Prince George’s County

is land within walking

distance of rail.

The

SRSOZ

will be

very

valuable

here!
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Arlington and Montgomery counties had clear employment hubs and highways to guide their

rail lines, while Prince George’s was left to ponder which residential neighborhoods to serve,

eventually relying on existing rights of way from the old B&O and Pennsylvania railroads that

once steamed through its wooded terrain, Schrag said

This is precisely why the SRSOZ State Rail Station Overlay Zone empowers local

government to be the developer of the public realm and   re-engineers

 “TDR’s” in the first logical, economically rational, functional implementation.



Page 3 of 7

File:  Metro PG Delays Green LineWBJ highlights, comments: Jay Hellman

   www.VirtualAdjacency.com Woodmont Triangle web-page  Jay.Hellman@alum.MIT.edu   202 841-1944



Page 4 of 7

File:  Metro PG Delays Green LineWBJ highlights, comments: Jay Hellman

   www.VirtualAdjacency.com Woodmont Triangle web-page  Jay.Hellman@alum.MIT.edu   202 841-1944

“In some ways, all roads led to the Pentagon,” Schrag said. “And the bridges, of course, pull

people to key points. In Montgomery County, you have a funnel-shaped county that leads into

the city.”

To be sure, a few of Prince George’s more prominent stops along the Green Line have

attracted development. Witness the University Town Center near the Prince George’s Plaza stop

and university-centric developments near College Park.

But for every station that has seen a backhoe — or even just a planning study — there is a

Cheverly, Capitol Heights and Naylor Road still in need of extra transformative attention.

A PROBLEM OF PERCEPTION

Even with the recent changes, it will be tough to erase more than 30 years of history and

perceptions.

“While Prince George’s has these Metro stations, a lot of developers view the county as a

place with a lot of open land, so most development has happened on greenfield sites,” said

Cheryl Cort, policy director for the Coalition for Smarter Growth. “It’s easier to lay out new

subdivisions than it is to think about fitting a project into a place that is surrounded by existing

communities with existing roadways,” she said.

Poor communication between state and local jurisdictions has played a major role in

hindering the development of well-planned street layouts that create a sense of place, Cort said.

“There is real a development of well-planned street layouts that create a sense of place, Cort said.

“There is real a need for the county and state to work together more effectively to re-evaluate

road design standards.”

The private sector — the developers who need to build on their own land near stations or

partner with the transit agency — has also held a dim view of the joint development process and

department at the Washington Metropolitan Area Transit Authority. The department works to

foster development on agency-owned land.

But Steve Goldin, a New Jersey native who took over Metro’s joint development and real estate

six months ago, hopes to change both the perception of the department and the joint development

process.

Goldin acknowledges that county and Metro dysfunctions have hobbled the process in Prince

George’s, and, like others, he said there may have been some envy of Arlington’s Rosslyn-

Ballston corridor and Montgomery’s Bethesda station, where transit-oriented development has

flourished.

But Goldin stressed that Metro does want to work with Prince George’s. Since joining Metro,

he has met twice with county leaders to gauge their interest in identifying potential developers

for Metro sites within the county.

The SRSOZ solves this powerfully, efficiently, effectively, economically.

The public realm is government’s job!

The SRSOZ empowers them to deliver!
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 “We want to go where there is land and a willingness politically — and that is Prince

George’s County,” Goldin said.

BUILDING MOMENTUM

The most recent meeting between Goldin and the county was on March 11 and involved

about 40 people from Metro, the county and the state of Maryland.

The meeting was largely meant to clarify each entity’s priorities and players.

“You always want to build a team first,” Goldin said, pointing to the number of people

involved —and issues to be resolved — in putting together a successful transit-oriented

development, from planners and transit staff to actual developers.

On March 9, the County Council approved a higher-density zone for tracts near transit. That

will allow developers to build larger, and therefore more profitable, mixed-use projects in those

corridors.

Ideally, Goldin said, he would like to issue requests for qualifications, or “RFQs,” for the

35.7-acre New Carrollton station and the 7.6-acre Naylor Road stop by July. But first he wants to

change the bidding process to make it faster and more appealing — as in less expensive — for

developers.

The current joint development process received a scathing review from Metro’s board of

directors under previous department head Joel Washington’s leadership in 2007.

READY TO GET

ROLLING:

Steve Goldin wants
to change the
bidding process for
developments on
Metro property,
which he says
should improve the
perception of joint
projects and get
more developers
interested in them.

JOANNE S. LAWTON

“Malpractice!” — this is a perfect example of the “duct tape band-aid” dysfunctional

unilateral local “solution” rather than the needed systemic redesign that the SRSOZ delivers.
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Under Goldin’s plan, which needs the board of directors’ approval, all bidders would lay

down deposits but the winning developer would repay the deposit to the bidders not selected.

That pot of money would go toward hiring joint development staff specific to that project.

Goldin said the new process should help change the view that Metro partnerships are

frustrating money pits.

“When we have meetings with Metro staff and jurisdictional partners, we need to [help them]

understand that capital goes where it gets returns,” Goldin said. “If you don’t allow for the

return, the development doesn’t happen.”

SECOND-GUESSING

One person not present at Goldin’s meetings so far: County Executive Jack Johnson, who

was recently unsuccessful in his attempt to replace current county planning Chairman Samuel

Parker — a key figure in development — with his deputy chief administrative officer, David

Byrd.

The effort irked many in Prince George’s county because it would have tied the hands of the

next  county executive if Byrd had been approved for a four-year term.

Byrd maintains that the effort was proper and said a staff member had been sent to one of the

meetings.

He called the head-counting trivial.

“Having a council member there doesn’t mean anything,” Byrd said. “What we need to know

is does the council think these projects are as important as we do?”

The County Council has also taken its share of blame for stalling developments. The council

has previously approved industrial uses near transit — like the concrete plant near the Cheverly

Metro station — and many of the council’s other decisions have been perceived as anti-growth.

“A lot of times we go into projects pulling the council along,” Byrd said. “We need its help

to move these things forward.”

Council Chairman Tom Dernoga did not return calls for comment. And, citing political

constraints, Director of Economic Development Kwasi Holman deferred questions about Metro

developments to Goldin.

Holman’s passive approach has elicited as much criticism as Johnson’s political antics and

the council’s approach have.

The SRSOZ has a simple, clear, unassailable objective:

 Maximize sources and destinations of pedestrians within walking distance of rail stations.

Design  —  the experience of place  —  is what matters.
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And, while developers welcome the new higher-density allotments for transit areas, they

have to wonder what took so long.

The new zoning policy first appeared on the Prince George’s planning board’s agenda in

2007 and has gone through several iterations over the years, said Ragaei Abdelfattah, the

county’s planning supervisor.

Planners then conducted two years of discussions with stakeholders, including developers,

council members and people living near the identified growth areas.

“Change is always a concern,” Abdelfattah said.

While the zoning process may have been a long slog, not much would have been built

recently anyway, he said. “Recessions are a good time to plan, so that when you get out of them,

you have the tools and environment that allow development to proceed.”

Goldin also wants to have projects ready to roll as we come out of the recession.

“I think we are actually a little late to be in the planning process,” he said. “I want to come

out of the box when the market is turning up and have a feeding frenzy for these projects.”

See a list of development projects here.
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Remember Mr. Obama's new chief of staff, Representative Rahm Emanuel, ...

“Rule one: Never allow a crisis to go to waste,”

We need re-engineering  —  not just “planning”  —  the SRSOZ is the answer.


