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· Members Present:

Sydney Harrison, Council Member, District 9, Chair, Task Force
Elana T. Belon Butler, Director of Family Services
[bookmark: _Hlk187229852]Lynn Butler, Senior Services Coordinator, MNCPPC
Linda Allen, Deputy Director of Finance
Turkessa M. Green, County Auditor, County Council
Jacqueline Grazette, Citizen representative, District 4
Stephanie Ireland, Realtor, The Ireland Group with EXP Realty
Arnita Greene, President, Prince George's County Association of Realtors
Dr. Chiledum Ahaghotu, Vice President, Medical Affairs and Chief Medical Officer
Crystal Beckford, Chief Nursing Officer & Vice President of Patient Care Services, Luminis
   Health Doctors Community Medical Center
Dr. Dea S. Bultman, Program Director, UMCRH FMRP
Dr. Keith (Kenneth) Fisher, Chief Medical Officer, Adventist Fort Washington
Euraine Brooks, Citizen representative, District 9
Larissa Broady, Treasury Operations Manager, Finance Office
Jacqueline Grazette, Citizen 3 - District 4
Tonya Fulwood, Bureau Chief, Adult Services, Department of Social Services

· Member Absent:

Janice Jefferson, AARP Suitland Chapter #939
Beverly Ball, Citizen representative, District 5 
Michael D. Johnson, Department of Public Works & Transportation

· Others Present:

Eric Bowman, Chief of Staff, Council Member Sydney Harrison’s Office
John Sheridan, Policy Director, Council Member Jolene Ivey’s Office
Dwanye Mingo, Director of Government Affairs, Prince George’s County Association of 
  Realtors  
LaShawn Freeman, Office Manager, Council Member Sydney Harrison’s Office
Galaxy A15 5G

· Staff Present

Sandra Eubanks, HHSPS Committee Director 
Rhonda Riddick, HHSPS Committee Aide
Leroy Maddox, Legislative Attorney
Charlotte Aheart, PHED Committee Aide
· Welcome & Opening Remarks
Chair Sydney Harrison called the Task Force meeting to order at approximately 10:00 a.m. He reflected on last month’s presentation by the Director of the Department of Family Services.  
Staff confirmed that CR-018-2025, sponsored by the Chair, had been forwarded to the Task Force members.  This resolution extends the Task Force’s timeline and adds new members, including representatives from county hospitals and the Department of Public Works.
Additionally, Ms. Stephanie Ireland was designated as the official representative of the Board of Realtors.  
· Review of Minutes
The Task Force meeting minutes were approved as presented.
· Presentation:  Ms. Anita Green, President of the Prince George’s Association of Realtors
	Stephanie Ireland, Realtor, The Ireland Group with EXP Realty

Before the presentation, Chair Harrison clarified that the current membership size of the Association of Realtors in Prince George’s County is just over 3200. He then provided an overview of the county’s housing landscape, noting approximately 361,000 housing units. Of these, 52% are single-family homes, 16% are townhouses, and 8% are multifamily units.

Chair Harrison emphasized the need to understand and plan for the evolving housing demands of the country’s population, particularly as they relate to aging residents. He discussed the importance of affordability and diversity in housing stock, including how future development should include all generations, especially seniors.  He highlighted key financial considerations such as property taxes, transfer and recordation taxes, and income taxes, which influence homeownership and older adults' property transitions.

Chair Harrison also stressed the need for increased equity and mobility within the housing market, advocating for more intentional development that supports seniors aging in place while encouraging investment in residential and commercial real estate.

Ms. Green opened the presentation by expressing appreciation for the opportunity to speak and introduced her colleague, Ms. Stephanie Ireland. She highlighted Ms. Ireland’s 20+ years of experience in residential real estate, her expertise in serving seniors, estates, and relocation clients, and her leadership on the Prince George’s County Association of Realtors (PGCAR’s) legislative committee.

Ms. Green also describes the Prince George’s County Association of Realtors (PGCAR) as the largest trade association in the county and the second largest in the state, representing approximately 3,200 realtors and real estate professionals across the region.  She emphasized PGCAR’s role in shaping public policy that encourages homeownership and serves as a resource for the housing community.

Ms. Ireland then led the presentation by sharing recent housing market data, focusing on February 2025 metrics.  She indicated that the average sold price rose to $455.993, a 4.4% increase from January.  The median sold price reached $450,000, up 5.9% from 2024 and 1.1% from January.  

She further explained that there were 629 new pending sales, representing 1% growth over January.  Closed sales for February totaled 513 properties, showing a 1.2% increase over January, though a 14.5% decline from February 2024.  

Inventory rebounded, with a 32% year-over-year increase to 1,164 active listings, reversing part of the sharp 44% decline seen from October to December 2024.  

The market remains relatively balanced with a contrast ratio of 0.94 (pending contracts per active), suggesting buyers have slightly more flexibility, while sellers continue to benefit from strong pricing power.

Ms. Ireland characterized the market as resilient, with continued strong homeownership demand.  If inventory continues to expand, sales are expected to rise as well.  

Questions & Discussion

Chair Harrison asked if the presentation from Fannie Mae or Freddie Mac included any data about homeowners who are 90 days or more late on their mortgages.

Ms. Ireland indicated that data focused on current sales and market activity isn't included in this presentation, but expressed that they could provide that information in the future.

Chair Harrison noted concern after reading reports that 90-day mortgage delinquencies are now higher than during the 2008-09 financial crisis, which could lead to increased housing inventory as struggling homeowners sell.  He cited data showing a drop in monthly home sales, from about 1,100 in October 2022 to about 661 more recently, and found it alarming that February 2025’s closed sales totaled only 513, with 629 pending.

Ms. Ireland confirmed that February 2025 data shows 513 closed and 629 pending sales, supporting his point about a decline in overall activity.

Chair Harrison expressed concern about this downward trend, highlighting that home sales had dropped by more than 50% from 202 to the present.  He emphasized how startling this shift was for the county and raised the following question:  if the market is already showing signs of decline, how long will home values remain stable over the next two years?

Ms. Ireland acknowledged the concern and explained that while pending sales still reflect buyer interest, the significant drop in closed sales indicates a cooling market. She suggested that while values may hold in the short term due to limited inventory, sustained declines in buyer activity could eventually place downward pressure on home prices, particularly if economic conditions or interest rates worsen.  

Chair Harrison indicated that he was framing the issue from a county-wide fiscal perspective, noting that a drop-in market activity has serious implications for the county’s budget, particularly in the form of lost revenue, around $100 million, from transfer and recordation taxes.  

Ms. Green indicated that this is likely the new normal, citing factors such as government instability, job losses, and broader economic shifts contributing to the decreased buyer activity.  She reiterated that the market conditions now represent a fundamental adjustment, not just a temporary fluctuation.  

One member emphasized that she is hesitant to move when she considers the value, she has in Prince George’s County compared to other markets. Despite the potential for equity, buying elsewhere would require significantly more money, which makes relocating less attractive.  

Chair Harrison indicated that understanding trends in late payments could provide crucial context; if 90-day delinquencies remain low, the market is likely to remain stable. However, if those numbers begin to climb, it could signal trouble ahead and prompt the need for policy adjustments.  

Ms. Ireland continued the presentation with a detailed breakdown of recent housing market data for Prince George’s County, focusing specifically on comparative trends between February 2024 and February 2025.  She noted that while the total volume of homes sold has decreased, there were still notable increases in both the average and median sale prices, up 4.35% and 5.88%, respectively.  This suggests that although fewer homes are being sold, the homes that are selling are doing so at higher prices.

She explained that units sold had dropped from 600 in February 2024 to 513 in February 2025, reinforcing the downward trend in volume.  In response to a question submitted in chat, she clarified that the days on the market remained relatively stable, averaging 34 days in 2024 and 35 days in 2025, indicating that homes are still moving at a steady pace.

Ms. Ireland highlighted that the average list price had increased from $436,404 in 2024 to $455,246 in 2025, a rise that aligned with the increase in sale prices.  The ratio of sales price to original list price, a key indicator of market pricing accuracy, had dipped slightly.

Ms. Ireland shared that the average detailed sales price for February 2025 was $513,141, compared to $487,455 in 2024.  For attached units, primarily townhouses and similar properties, the average sale price rose to $378,028, up slightly from $374,453.  However, the number of attached units sold dropped from 268 in 2024 to 217 in 2025.  A similar trend was observed in detached units, where 296 were sold in 2025, compared to 332 the previous year.  

Chair Harrison inquired about financing trends.  He noticed that conventional loans had overtaken FHA loans and asked whether there was a specific reason for this shift.  Ms. Ireland responded that several factors could be influencing this. First, many condominiums in the county are not eligible for FHA financing, requiring buyers to use conventional loans.  Ms. Green added that some buyers with stronger credit profiles often receive better interest rates and can reduce or eliminate mortgage insurance premiums, making conventional loans more appealing.

Ms. Ireland continued her presentation by discussing the county’s housing inventory and transaction trends for February. She pointed out that active listings had increased significantly by 32.42% compared to last year. This rise signaled more available inventory than the county had seen in recent years, suggesting a slight loosening in what has often been a tight market.

Ms. Ireland then broke down the financing types used in recent transactions. She shared the following data:  65 transactions were completed with cash, 243 used conventional loans, 127 were financed through FHA, 70 through VA, and seven fell into the “other” category, which could include selling financing or less common methods.  

Ms. Ireland explained that the distribution of days on the market told a more compelling story about buyer behavior and market strength.  Specifically, 167 properties had sold in under 10 days, 88 in under 20 days, 35 in under 30 days, 87 in under 60 days, and 58 in under 90 days.  This demonstrated that most properties were still selling within 60 days or less, signaling a very robust market.  

Ms. Ireland highlighted sales by property type and size: two or fewer, three or more, and four or more. These were categorized further into detached (single-family), attached (townhouses), and condominiums. Most sales activity occurs in three- to four-bedroom detached homes and condos. The average sale price for a three-bedroom detached home is approximately $440,736, while for a townhouse, it’s around $418,285.

A question was raised about whether there are differences in days on the market between single-family homes and townhouses, and which property type buyers find more attractive.  Ms. Ireland responded that affordable townhomes sell faster due to their appeal to first-time homebuyers, and are also influenced by buyers’ age and broader market preferences.  Ms. Green added that while townhouses move quickly, well-priced and well-maintained single-family homes also sell fast, mainly due to a shortage in that category.

She then focused on active listings, with most inventory falling in the $300,000 to $800,000 range.  It was noted that luxury estate homes typically stay on the market longer due to limited buyer affordability and competition from new construction in the same price range.  Buyers choosing between new and resale homes often consider completed upgrades and mature neighborhoods.
Ms. Linda Allan, Deputy Director of Finance, raised a question concerning housing options and advice for seniors who have lived in their homes for a long time but find upkeep, taxes, and general affordability increasingly difficult.  She asked what guidance is provided to seniors wanting to move to more affordable housing.

Ms. Ireland responded that the county has several viable options, including new construction communities for residents 55 and older. These communities provide increased convenience, such as elevator access, private garage parking, and trash services. These features helped make the transition more comfortable and affordable.  

Ms. Ireland emphasized that not all seniors want to move; many prefer to age in place.  In such cases, realtors assist clients with modifications to make their current homes more accessible.

Chair Harrison discussed the impact of rising property taxes on seniors living on fixed incomes.  He raised the possibility of reverse mortgages to help seniors age in place with financial support.  

In response, Ms. Green noted that she had worked with many clients who pursued reverse mortgages. She emphasized that while they can offer short-term financial relief, they often result in complications for heirs after the homeowner's death, including difficulty selling the home at the value owed. Reverse mortgages carry both benefits and risks, and clients are usually encouraged to explore alternative solutions.

Chair Harrison suggested broader solutions, such as exploring micro-housing or zoning changes to allow for more affordable one-level flats for seniors, similar to models in other states.  

Ms. Ireland acknowledged this interest and suggested that other jurisdictions, such as D.C., offer more generous tax incentives for seniors, which could be considered a model.  Chair Harrison cautioned that comparing D.C., noting that D.C. has a much larger general fund budget ($20 billion compared to the county’s $4.5 billion) and that expanding tax incentives could affect the county’s AAA bond rating.  

The conversation centered on the challenges and opportunities related to senior housing affordability and accessibility in Prince George’s County.  Chair Harrison highlighted the disparities in funding and tax resources between Prince George’s and neighboring jurisdictions like Montgomery County ($8 billion) and D.C. (20 billion), compared to Prince George’s County’s $4.5 billion.

Ms. Gazette, a senior representative, shared that seniors are moving to Arundel, Charles, and Calvert, where the housing market appears more accommodating to aging populations.  Ms. Gazette questioned why those jurisdictions are seeing growth among seniors while Prince George’s is not.

Chair Harrison emphasized the need to revise the County’s land use and housing policy to allow for broader housing options, noting that affordability is a significant challenge.  Ms. Greene shared that 55+ communities in Prince George’s County often start at $500,000-$600,000, which is unaffordable for many seniors, especially those not working.  She further indicated that builders have been approached about lowering prices.  Chair Harrison stated that high tariffs and rising materials costs, like lumber and steel, have made it difficult.  

Chair Harrison asked whether there is a need to broaden the housing types available for seniors.  Ms. Ireland responded that builders have started designing “single-level living” homes, three-story houses with primary living spaces like bedrooms and kitchens all on the first floor, to help seniors age in place.  

Ms. Ireland emphasized that this model still doesn’t go far enough and highlighted the need for more villa-style homes, smaller, single-level homes with two bedrooms and two bathrooms, like those found in older communities such as Marwood in Upper Marlboro.

Cameron Grove was mentioned as a thriving, upscale senior community, but the conversation shifted to the benefits of mixed-use, walkable senior communities, such as Waugh Chapel in Crofton. Such models are ideal because seniors often want to remain independent and not rely on cars, public transportation, or family members for everyday needs. 

Chair Harrison indicated that these models are called “15-minute communities,” a modern urban planning concept in which all essential services, such as healthcare, transportation, amenities, and opportunities for healthy living, are accessible within a 15-minute walk or bike ride from home.

Chair Harrison noted that with Waugh Chapel, housing is integrated directly with retail and services, a setup known as Commercial, General Office zoning.  This arrangement keeps the local economy robust because the dollar never leaves the community.  Residents spend their money within their neighborhood, supporting local businesses and services.  

Ms. Ireland continued with the presentation, focusing on the local market insights: New Listings showed a slight decrease from January 2025 and were down year-over-year from February 2024. New Pendings were up from January (seasonal increase) but significantly down compared to the previous year. Closed Sales:  up from January, but still down year-over-year.  Days on Market:  January:  38 days, February:  34 days, Current average: 35 days, Year-to-date:  36 days.  Sold-to-Original Listing Price Ratio:  Holding steady at 99%, consistent month-over-month and year-over-year.

Ms. Ireland reported that inventory remains critically low, well below the balanced-market threshold of four to six months of supply, even after a slight uptick.  She then reviewed the market outlook, observing that Prince George’s County continues to experience strong buyer demand and steady conditions, building on a robust close in 2024 and a solid start to 2025.  

Finally, in outlining the financial roadmap, she stressed that real estate is one of the most significant investments most people make and understood realtors’ vital role in promoting financial literacy, guiding estates and retirement planning, and helping prospective homeowners achieve long-term stability.

· Next Meeting Date
The next meeting date is May 14, 2025, at 10:00 AM.
· Adjournment
The meeting adjourned at approximately 11:42 AM.
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