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Maryland has underproduced residential housing for 
15+ years

• 40% less residential building 
permits issued annually 
compared to 2008.

• 100,000-unit housing gap 
currently.

Data source: MDP tabulation of Census data

https://planning.maryland.gov/MSDC/Pages/newhh/newhh.aspx
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Lack of supply has 
significantly increased 
housing costs

• Half of Maryland renters are 
cost-burdened, paying more than 1/3 
of their monthly income for housing.

• Only 49% of moderate income 
households could afford Maryland’s 
median home price in 2022, down 
from 75% in 2000.
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Lack of plentiful, affordable 
housing is driving residents away

• 42% of younger renters are considering 
leaving due to housing costs.

• 91% of younger full-time workers feel 
affordability is a “huge or medium 
obstacle” to homeownership.
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What Are the Basics to Building Housing in Maryland?

1 Find a place to Build

● Government controls where 
housing can be built and 
what kind of housing is 
allowed. 

● Private market activity 
influences the availability 
and the cost of land.

2
Find money to finance 
construction

● Private market influences 
rent/sale prices, construction 
costs, operating costs, and 
debt/equity costs. 

● Government provides 
resources and restricts rental 
costs for affordable projects, 
further shaping market costs.

3
Get approved to build 
the project

● Local and state 
governments control what 
permits are needed. 

4 Start Construction
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With market-rate development, rental income must 
cover expenses

Expenses associated with a project include:

• Operating costs.

• Construction costs.

• Construction loan repayment.

• Returns on investment for equity investors.
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Rents are set by the market, based on the supply of 
rental properties and the demand for those properties 

• Projects “pencil” when rent or sale 
prices can cover operating and 
construction costs.

• More properties available in the 
market reduces both rent and sale 
prices. More 

homes 
available

Less 
expensive 
rent and 

sales
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With affordable housing development, rents are 
capped based on affordability to low-income families

Project costs associated must be lower than the rental income:

• Operating costs.

• Construction costs.

• Construction loan repayment.
• Tax-exempt bonds and low-interest government loans reduce repayment burden.

• Equity investors receive a return through the reduction of their federal tax 
liability by purchasing Low-Income Housing Tax Credits.
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Affordable housing projects “pencil” when public financing 
reduces project costs to support below market-rate rents

Maryland DHCD does this by:

• Providing low-interest gap 
financing loans.

• Issuing tax-exempt bonds to 
create low-cost equity for 
projects.

• Administering the federal Low 
Income Housing Tax Credit 
program.

Local governments do this by:

• Reducing taxes for affordable 
projects (PILOTs).

• Providing grants or low-interest 
loans.
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Zoning laws prevent smaller housing options, reducing 
housing affordability and availability

• Medium or high-density housing is 
allowed on only 11% of all land 
zoned for residential use in 
Maryland.

• Current zoning laws make smaller 
housing options illegal in many 
communities.
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Permitting processes in Maryland make multi-year 
investments challenging and increase equity and debt costs

• Regulations are unclear and subject to discretionary interpretations.

• Lack of simultaneous review delays construction.

• Lack of regulatory certainty (“early vesting”) may force projects to be 
redesigned or completely stalled due to unexpected regulatory changes.
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Smaller home options cost less to build and sell for 
less

Single-family detached 
median price: $518,100

Townhouse median price: $352,600

Difference in price:  -32%
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Improve permitting processes to promote speed, 
clarity, and predictability will reduce housing costs

Current Process

Permitting agencies 
issue permits

State and local governments 
pass laws

Regulatory review 
agencies evaluate 

projects for consistency 
with state and local laws
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Examples of Required Review

Local planning and 
zoning agencies

MDE and the U.S. 
Army Corps of 
Engineers

Historic preservation 
commissions

Local permitting 
departments

review for 
consistency with 
local ordinances.

review consistency 
with wetlands 
protection laws.

review for 
consistency with 
historic conservation 
laws.

review for 
stormwater 
management, 
sediment control, 
and forest 
conservation act 
requirements.
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Slow/delayed reviews result in more expensive housing

• Overall issuance of building permits is reduced by 10% by each additional 
month of local land use review processes.

• Delays or lengthy processes in local housing approval timelines are correlated 
with more expensive housing in the jurisdiction.
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Improving the permitting process could boost housing 
production by up to 33%

Refining and standardizing the permitting process to reduce approval timelines by 
25% could boost housing production by up to 33% while complementing other 
state policy objectives:

• Reducing per project costs.

• Creating more market capacity.

• Making investing in Maryland more attractive.
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Government can reduce project costs to make more market 
rate, affordable housing
• Reducing impact and development 

fees.

• Reducing property taxes, or creating 
Payment-in-Lieu of Taxes (PILOTs).

• Revising the fee payment timeline 
to reduce carrying costs during the 
development phase.

• Providing more resources for 
additional income-restricted 
affordable housing projects.
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Government can reduce reduce barriers for lower cost 
construction types

• This includes 
manufactured/modular 
housing
•  35%+ less expensive than 

traditionally built housing
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Government can reduce project costs to make more 
market rate, affordable housing

• Using publicly owned land for 
housing to reduce land purchase 
costs.

• Reducing regulations that require 
more expensive construction 
designs.

• Increasing regulatory clarity and 
predictability to reduce debt and 
equity costs.
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Housing

HoCo By Design…

 Supports diverse housing choices, such as missing middle housing 
and Accessory Dwelling Units, that are affordable and accessible to 
all income levels and age ranges

 Promotes policies that will create opportunities for age-friendly 
and multi-generational communities

 Addresses the housing demand/supply imbalance to better meet 
housing need and affordability concerns and to ensure our 
essential workers can afford to live in their community

 Tools: Moderate Income Housing Unit (MIHU) Program is an 
inclusionary zoning program that requires developers to designate 
10-15% of new units in most zoning districts as MIHUs to be rented 
or sold to low- and moderate-income households through the 
housing department. 
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Infrastructure and Growth Management

HoCo By Design…

 Calls for a balanced approach to growth and conservation

 Targets and phases growth to make it easier to plan for 
schools and other infrastructure

 Tools: Payment in Lieu of Taxes (PILOT) agreements 
permitted for new and redevelopment projects in 
exchange for providing a greater number of units to serve 
low- and moderate-income households.

 Example: 5 redevelopment projects in downtown 
Columbia owned by Enterprise Community Development. 
All 5 projects preserved the number of existing affordable 
units and added new affordable units in exchange for a 
PILOT agreement with the County. This agreement 
reduces the tax payment owed to the County for 40 years. 
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Economic Development

HoCo By Design…

 Supports jobs and workforce housing 
opportunities, particularly in future mixed-use, 
walkable activity centers, while retaining industrial 
land and jobs

 Promotes a healthy jobs/housing balance to help 
businesses attract top talent and support 
residents’ needs

 Tools: Council Bill 18-2025 allows developers to 
apply for a waiver of the Adequate Public Facilities 
Ordinance to move forward with new and 
redevelopment projects in exchange for a greater 
number of affordable units at deeper affordability 
levels in transit-oriented zoning districts. 



5

Ins and Outs of Residential Development – Q&A

Thank you. 
Kelly Cimino
Howard County Department of Housing and Community Development
kcimino@howardcountymd.gov
(410) 313-0190

mailto:kcimino@howardcountymd.gov
mailto:kcimino@howardcountymd.gov


Affordable housing isn’t just an urban issue. Smaller 
towns and rural areas are just as affected, and are 
working towards finding viable solutions. 

A broader concern…



PROBLEMS
Median home value in Easton:

$451k 
Area median income (AMI):

$100k
Families need to make at least 140% of 
AMI in order to afford an average home.

SOLUTIONS
Affordable Housing Task Force

Developer Incentives

Missing-middle Housing

Mixed-use Properties

Zoning and Policy Reform



Paving our 
own way…

Easton is the cultural and 
commercial hub of Talbot County.

Limited space along with a 
historic core leave little room 
for growth and new units.

Current processes offer 
challenges to expansion, and 
limit municipal autonomy.   

Talbot County Taxable Value Per Acre



Residential Development in Baltimore City



Agenda

I. The Challenge & The Vision

II. Vacant Reduction Priority Geographies 
(VRPGs)

III. Residential Development through 
Whole Block Planning



The Challenge 
& The Vision

MAYOR
BRANDON M. SCOTT



Nearly

50%

2.1%

11 WEEKS

Reduction in homicides from 2022 EOY to 
2024 EOY. 2023 and 2024 included back-
to-back largest single-year reductions in 
homicides on record.

Unemployment rate in Baltimore area at 
end of 2023, compared to 3.7% nationally

To fully reopen Port of Baltimore after 
Key Bridge Collapse

5.9%
Growth in GDP in 2023 — 8th highest
among nation’s large counties/equivalents 
with at least $50B in GDP

Baltimore is having a Renaissance.



Baltimore’s history of redlining, block busting, population 
loss, and disinvestment created a stubborn issue about 

16,000 vacant properties, making residential development 
expensive because markets are weak.

                                                       
                                               
                                                   
                                                   
                                               
                             
                         
                                                   
                                                   
                                               



Compounded by the vacant data: the City’s vacant 
property inventory is largely held by 

private owners.

DHCD Key Stats Dashboard, retrieved November 2025

VBN
Ownership

968
7.3%

City

11,238
92.0%
Private

110
0.9%
Other

https://app.powerbigov.us/view?r=eyJrIjoiOThlNTVkNGEtMWYyOC00Y2FlLTg0ODEtMDRhODEzNTFjMWJmIiwidCI6IjMxMmNiMTI2LWM2YWUtNGZjMi04MDBkLTMxOGU2NzljZTZjNyJ9&pageName=ReportSection


Vacant Reduction 
Priority Geographies

(VRPGs)

MAYOR
BRANDON M. SCOTT



Vacancy Reduction Priority Geographies (VRPGs)

Impact Investment Area

Broadway East IIA

Coldstream Homestead Montebello IIA

East Baltimore Midway IIA

Johnston Square IIA

Park Heights IIA

Southwest Partnership IIA

West IIA

Neighborhoods

Boyd-Booth

Brooklyn

Carrollton Ridge

Curtis Bay

Darley Park

Harlem Park

McElderry Park

Midtown-Edmondson

South Clifton Park

Westport

Neighborhood Strategic Blocks

Allendale 

Auchentoroly-Parkwood

Berea

Biddle Street

Edgewood

Edmondson Village

Ellwood Park/Monument

Mosher

Oliver

Penrose/Fayette Street Outreach

Shipley Hill

WNADA*

*WNADA is comprised of 16 neighborhoods, including 
the 3 in the West IIA. Data is not duplicated in our 
analysis. For a list of neighborhoods, go to this website.​

https://www.wnada.org/


Vacancy Reduction Priority Geographies

Selection Criteria | Moving from theory to implementation

Significant clusters 
of vacants with 

vacancy rates up to 
40%

Adjacent to 
neighborhoods 

of 
strength/anchor 

institutions

Existing 
network 

community 
assets/develop-
ment projects

Strong 
community 

engagement



To operationalize the Mayor’s capital plan, DHCD must reduce 
the number of vacant properties while producing whole block 

outcomes

Reduce Vacant Buildings

Deliver on the Mayor’s 15-year goal 
of addressing the 13,000+ vacant 

properties across Baltimore

Produce Whole Block Outcomes

Stabilize neighborhoods through 
support to homeowners at risk and 

reduction of vacant properties and lots, 

so that future vacant properties are 
prevented, and communities thrive



This plan is possible because City DHCD is a full stack 
development agency, working comprehensively to address 

vacants.
1. Acquisition

2. Disposition

3. Project Finance and Lending

4. Code Enforcement

5. Housing Preservation

6. Permitting

7. Rental Licensing

8. Property Registration

9. Receivership Filing – Code Enforcement

10. Emergency Housing Services

11. Planned & Emergency Demolition

12. Stabilization of Vacant Properties

13. HUD Formula Grant Administration
Vacant housing rehabilitation in Park Heights,  one of 
the City's focus areas in this historic funding plan.



City DHCD’s community development strategy is community 
led, data-driven, and based on deep market knowledge.

LEADING MARKET 
CONDITIONS

Implementation Strategy Document
Neighborhood Data Profiles

Project Tracker + Housing Marker Data
2020 Census Demographics Data Explorer by Neighborhood

28 Priority Blocks 

113 VBNs

155 lots

Highlighted Investments
• Activation of former 

Rutland ES
• Rehab around Rutland 

ES
• Prioritizing acquisition 

> disposition via 
Developer Registry & 
community approved 
demolition 

Median Sales 
price 2024 (2016)

$29,700
($10,000)

Homeownership 
rate (% change 
since 2011)

19.5%
(-9.9%)

Population 3,376

Population 
Change Since 
2010

-32% 
(4,931)

FY 2025 PRIORITIES

                                            
                                                       
                                             
                               
                                   
                       
                             
         

BLOCK – LEVEL 
PLANNING

https://dhcd.baltimorecity.gov/sites/default/files/Broadway%20East%20Implementation%20Draft%20v%207.19.21%20(2).pdf
https://app.powerbigov.us/view?r=eyJrIjoiOGQzNDI4ZGEtYTJmZS00NGIwLThiNDItMzNmZDYzMmE1YmUxIiwidCI6IjMxMmNiMTI2LWM2YWUtNGZjMi04MDBkLTMxOGU2NzljZTZjNyJ9&pageName=ReportSectionf2b25e28ab6dd42605ed
https://baltimoredhcd.maps.arcgis.com/apps/MapSeries/index.html?appid=c64b18450c4e494180be3942fcdc5c87
https://baltplanning.maps.arcgis.com/apps/dashboards/5f2cb611572640b3beca2f295e1bc229


Residential 
Development Through 
Whole Block Planning

MAYOR
BRANDON M. SCOTT



Block Level Planning/ Whole Block 
Outcomes

• "Whole Block" is defined as two sides (block faces) of a street 
facing each other from corner to corner.

2000 Block of E Baltimore St.



Whole Block Strategies

2600 Block of Loyola Northway in January 2020

• 18 VBNs
• 4 Owner-Occupied



Whole Block Strategies

A sample of blocks with assigned strategies.



Whole Block Strategies

2600 Block of Loyola Northway Before & After

City and State Funding

• $420K from Baltimore DHCD for 
acquisition, stabilization w/ $150K allocated 
for home improvement and facade grants 
for existing homeowners

• $300K from MD DHCD for demolition, 
stabilization, developer subsidy, & buyer 
subsidy

Private Investment Leveraged

• Over $1M in private investment
• Reported rehab costs: $250K per property
• Resale prices: $290K - $350K



Historic City-State $3B capital stack pulls 
multiple financing sources to revitalize neighborhoods 

and create new homeownership opportunities.

$3B

Unprecedented 
partnership 

between City 
and State to 

address at least 
37,500 vacant 

and at-risk 
properties over 

15 years

90% public money

City Affordable 
Housing TIF

$150M

City Industrial 
Development 
Authority bonds

$150M

State funding with Reinvest 
Baltimore funds, formerly known 
as PROJECT CORE and Baltimore 
Regional Neighborhood Initiative 
(BRNI)

$900M Private and philanthropic 
investments

$300M

City-State funding from new 
revenue mechanism

$1.5B



Vacant Property Financial Modeling
Investing in at least 37,500 properties

NEIGHBORHOOD Demolition Acquisition Stabilization Live/Work 
Grants

Developer 
Incentives

Homebuyer 
Down Payment 

Grants

Home Repair 
Grants Infrastructure Total

BROADWAY EAST $18,964,500 $12,332,000 $10,521,000 $322,000 $19,365,000 $18,254,000 $8,300,000 $102,500,000 $190,558,500

CHM $7,587,000 $3,613,500 $1,638,000 $546,000 $8,970,000 $6,812,000 $17,670,000 $102,500,000 $149,336,500

EBM $1,905,000 $6,113,000 $3,276,000 $1,246,000 $17,049,000 $13,030,000 $8,108,000 $102,500,000 $153,227,000

JOHNSTON SQUARE $1,146,000 $5,351,500 $1,260,000 $238,000 $11,421,000 $8,254,000 $2,954,000 $102,500,000 $133,124,500

PARK HEIGHTS $10,314,000 $7,715,000 $4,032,000 $105,000 $19,311,000 $14,922,000 $43,656,000 $102,500,000 $202,555,000

SOUTHWEST $14,305,500 $9,737,500 $5,355,000 $1,904,000 $19,965,000 $16,030,000 $19,118,000 $102,500,000 $188,915,000

WEST $5,842,500 $18,420,500 $7,371,000 $2,135,000 $46,389,000 $34,670,000 $11,006,000 $102,500,000 $228,334,000

AREAS OF FOCUS $79,377,000 $67,956,500 $20,692,000 $15,666,000 $157,506,000 $118,284,000 $115,010,000 $80,000,000 $654,491,500

BROOKLYN $2,137,500 $3,051,500 $892,500 $1,666,000 $3,897,000 $3,078,000 $14,178,000 $21,250,000 $50,150,500

CURTIS BAY $1,408,500 $2,252,500 $595,000 $595,000 $2,448,000 $1,952,000 $8,228,000 $21,250,000 $38,729,000

WNADA $26,325,000 $28,260,000 $7,518,000 $1,372,000 $40,776,000 $31,856,000 $65,632,000 $228,250,000 $429,989,000

Fixed Costs 781,000,000

Total $169,312,500 $164,803,500 $63,150,500 $25,795,000 $347,097,000 $267,142,000 $313,860,000 $1,068,250,000 $3,133,060,500



The investment will more than pay for itself over time.

Independent analysis completed by PFM



Scaling + Coordination Opportunities

People & 
Health

• Home repair grants
• Homeownership 

Coaching
• Estate Planning
• Workforce 

development
• Technical Assistance 

Grants

Financial 
Products

• Micro-loans (lines of 
credit)

• Live/work incentives
• Down payment 

assistance
• Small business support

Infrastructure

• Vacant Lots 
• Tree Canopy
• Green space
• Pedestrian Lighting
• Solar & Electrification 



Thank You



M i r a n d a  D a r d e n -
W i l l e m s
E x e c u t i v e  D i r e c t o r

M a r y  C l a i r e  D a v i s
B o a r d  M e m b e r  +  V i c e  
P r e s i d e n t  o f  R e a l  E s t a t e  
D e v e l o p m e n t  o f  
A f f o r d a b l e  H o m e s  &  
C o m m u n i t i e s  ( A H C )



I N D U S T R Y  C H A L L E N G E S

• Extremely High Costs vs. Market-Rate Housing

• High transaction costs for affordable housing finance structures

• Multiple funding sources generate high real estate recording costs

• Cost of policy priorities to receive affordable housing funding

• High local development fees for permitting, utilities, site plans, 
developer agreements, and bonding

• Lengthy Approval Processes

• Time to entitle and permit in jurisdictions is uncertain and long, 
requiring significant predevelopment expense 

• Time to process affordable housing funding from state and 
localities is long as well

Maryland House Environment & Transportation Committee



H E L P F U L  S O L U T I O N S

• Certainty of Timelines

• Permitting approval 

• Public financing

• Reduction, waiver, or delay of fees

• Shorter local approval lines for policy priorities like 
Affordable Housing

• Automatic PILOTS for committed affordable housing

• Additional funding to close gaps

Maryland House Environment & Transportation Committee
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