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ExEcutivE Summary

introduction

the Park morton community is located in ward 1 proximate to the georgia avenue corridor,  
Petworth and Park view neighborhoods. the community sits within one of the most diverse  
neighborhoods in the district with a legacy of being a center of african american commerce 
and activity throughout the city. ward 1 has been impacted by significant increases in  
residential development and an influx of new households into the community. Between 2000  
and 2005, over 2,000 housing units were built in the ward and additional 1,500 units under 
construction or in the pipeline. despite this rapid growth there remain several pockets of  
concentrated poverty where residents lack quality, affordable housing, supportive services, and 
access to quality open space, healthcare, and recreation. 

in an effort to meet the district’s goals of creating new opportunities for high quality affordable 
housing within mixed-income settings, Park morton (the ‘neighborhood’) was identified as  
potential a site for the new communities initiative. the Park morton redevelopment initiative is 
a comprehensive partnership between the district of columbia’s office of the deputy mayor for 
Planning and Economic development and district of columbia housing authority. as part of the 
new communities initiative, the district intends to address the physical and human challenges  
of neighborhoods troubled by concentrations of violent crime and poverty. this redevelopment 
plan seeks to create a healthy, mixed-income community with integrated services that offer  
families better housing, employment and educational opportunities.

thE rEdEvEloPmEnt initiativE doES thE Following:

•	 Protects	affordable	housing

•	 Improves	economic	integration

•	 Engages	residents	in	community	decision	making

•	 Decreases	crime	through	proven	crime	reduction	strategies,	and

•	 Creates	opportunity	through	better	jobs,	education,	training,	human	services	and	other	programs

a key principle of the redevelopment initiative is the one-for-one replacement of existing  
publicly subsidized housing. the initiative reduces economic segregation by protecting existing  
affordable housing and building more units at workforce and market-rates 

a second hallmark of the initiative is a focus on the redevelopment of human capital through 
linkages	 to	 job	 training,	asset	building	 training	and	other	 support	 services.	

the redevelopment initiative Plan for Park morton consists of three elements — a Physical Plan, 
a human capital Plan, and a development and Finance Strategy. Founded on the principles of 

the creating vibrant mixed-income neighborhoods, the redevelopment of this important Petworth/
Parkview community shall include the human assets along with the physical architecture. current 
families living within Park morton shall be supported and have the tools necessary to prosper 
and flourish as their neighborhood is transformed.

Background

In	 June	of	2007,	 the	District	of	Columbia,	 in	conjunction	with	 the	Park	Morton	Advisory	Commit-
tee, and the Park morton resident council initiated a public planning process to create a revi-
talization plan for their northwest community. the goal of the plan was to create a healthy and 
sustainable mixed-income neighborhood where residents have quality housing options, real eco-
nomic opportunities and access to appropriate human services for children and adults. 

goalS

the goal for the redevelopment Plan is to improve the residents’ quality of life by addressing 
both the physical and human components of the community. Shaped by the residents, community 
stakeholders, city agencies, and public officials, this vision for the future aims to protect afford-
able housing, empower families with the tools to become self-sufficient, and enhance community 
assets. the neighborhood is at the heart of a series of planned developments which will  
transform georgia avenue back to its long-standing position as a focal point of economic and  
residential vitality. Eliminating the neighborhood’s current isolation and becoming an integral part 
of georgia avenue’s transformation are important goals identified by both the district and the 
Park morton advisory committee.

the redevelopment Plan serves as a road map for the creation of a socially and economically 
integrated community with new housing, roads and community amenities including a park and 
community center. the vision and development principles were developed through a process  
that involved residents and community stakeholders, city agencies and public leaders.

viSion and commitmEnt

the vision for the Park morton new community includes a vibrant mixed-income, community 
where residents have quality housing options, real economic opportunity and access to human 
services. it is a community where all families have the tools and skills to sustain themselves  
and prosper in their new environment.



the district’s commitment developed in partnership with the district of columbia housing  
authority, the Park morton resident council, the Park morton advisory committee and the  
surrounding community includes:

•	 Replacement	of	all	174	public	housing	units	matched	by	additional	units	to	create	a	mixed- 
 income community;

•	 Identify	off	site	opportunities	for	replacement	public	housing	units	as	identified	in	the	plan;	

•	 Opportunity	for	all	159	Park	Morton	public	housing	families	currently	living	at	the	development	to	 
 return to the revitalized neighborhood;

•	 Secure	units	of	housing	affordable	for	working	families;

•	 Provide	human	services	to	all	Park	Morton	residents	with	the	implementation	of	a	comprehensive		
 supportive services plan; and

•	 Work	to	ensure	the	neighborhood	is	safe	and	vibrant	for	all	residents	

PhySical rEvitalization Plan and concEPtS

the Physical Plan makes detailed recommendations for improving the area’s housing, neighbor-
hood design, open space, transportation and parking needs. 

kEy ElEmEntS oF thE PhySical Plan For thE nEighBorhood includE:

•		 Creating	a	moderate	density	mixed-income	community	of	apartments,	townhouses	and	duplexes	 
 on the site which includes approximately 152 replacement units, 7 homeownership units for  
 current Park morton residents and 317 market/workforce units for an approximate total of 477  
 homes at the Park morton site

•	 Partnering	with	neighborhood	developers	to	secure	approximately	46	additional	replacement	 
	 units	in	mixed-income	projects	already	identified,	under	construction	and/or	planned	within	 
 the community

•	 Supporting	a	vibrant	mix	of	uses,	consistent	with	the	Georgia	Avenue-Petworth	Metro	Station	Area		
 Plan to encourage new retail and commercial development along georgia avenue that capitalizes  
 on metro accessibility and provides new neighborhood retail 

•		 Creating	a	new	east-west	connection	through	the	redeveloped	community	that	eliminates	the	 
 isolation of the existing neighborhood and provides increased safety and security 

•		 Creating	a	new	passive	park	and	community	open	space	surrounded	by	new	family-style	duplexes		
 and flats for children to play safely

•		 Utilizing	sustainable	practices	to	preserve	the	site’s	existing	natural	features	and	minimize	the	 
 development’s impact on the environment

human caPital Plan 

the Park morton human capital Plan describes and formalizes priorities essential for residents  
to achieve self sufficiency and success in the newly revitalized mixed-income community. the  
Plan was developed in the context of current revitalization efforts taking place throughout the  
district. it responds directly to residents’ needs identified through a household survey, targeted 
focus groups, stakeholder interviews, and additional data from the district of columbia’s  
public agencies. 

the Plan addresses four priority areas: adult Education and Employment, child and youth develop-
ment, Physical and mental health, and Public Safety. 

it is tailored to maximize the community’s strengths, address current family challenges, and build 
upon existing community assets and public resources currently supporting the neighborhood. the 
estimated costs to implement the human capital Plan is $3.2 million over a five year period. 

rEdEvEloPmEnt and FinancE StratEgiES

the development and Finance Strategy outlines the new residential units to be constructed and 
the	phasing	of	construction,	 tests	 the	project’s	financial	 feasibility,	and	quantifies	 the	need	 for	
“gap”	financing	 to	 fund	costs	 that	 the	project’s	 revenue	and	private	 investment	will	not	 support.	
the gap results from the high cost of construction, the need for legitimate parking solutions (e.g., 
below-grade and/or structured parking garages, shared parking incentives, etc.), the gap be-
tween the rents that low-income households can pay as compared with the rents required to fund 
new construction, and the added cost of subsidizing replacement units off-site on properties not 
owned by the district. as a result, the redevelopment Plan requires both public and private in-
vestment	 in	each	of	 the	project’s	proposed	 three	 redevelopment	phases.	

the redevelopment strategy recommends leveraging several public sector financing tools includ-
ing, the housing authority’s contribution of a portion of its land value and low-income housing 
tax credits (lihtc). the inclusion of these revenue sources reduces the unmet financial gap for 
project	construction	 to	approximately	$54	million	 (in	2007	dollars).	Potential	 sources	 to	  
fund the gap include the housing Production trust Fund (hPtF), community development Block 
grant (cdBg) and the district low-rent assistance Program. 

a critical component to the development and financial strategy is to ensure that the plan can 
move expeditiously toward implementation. careful consideration has been taken to the  
development of a plan that maximizes the value of public assets to leverage private investment. 
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ExiSting conditionS & markEt analySiS

introduction

The	Park	Morton	community	 (The	‘Neighborhood’)	 is	 located	adjacent	 to	 the	dynamic	Georgia	
avenue corridor in ward 1. the community is situated amongst a diverse mosaic of neighbor-
hoods with strong identities and rich historic fabric. ward 1 is one of the most rapidly changing 
areas of the city with over 2,000 housing units built between 2000 and 2005 and over 1,500 
units under construction. Still, amongst this development there are pockets of concentrated poverty 
where residents lack quality, affordable housing, supportive services, and access to quality open 
space, healthcare, and recreation. 

as part of the district’s housing policy to promote mixed-income communities, the district  
identified Park morton as a candidate site for the new communities initiative. the Park morton 
redevelopment initiative is a comprehensive partnership between the district of columbia’s office 
of the deputy mayor for Planning and Economic development and district of columbia housing 
authority. as part of the new communities initiative, the district intends to address the physical 
and human challenges of neighborhoods troubled by concentrations of violent crime and poverty. 
this redevelopment plan seeks to create a healthy, mixed-income community with integrated  
services that offer families better housing, employment and educational opportunities.

aS mEntionEd aBovE thE rEdEvEloPmEnt initiativE doES thE Following:

•	 Protects	affordable	housing

•	 Improves	economic	integration

•	 Engages	residents	in	community	decision	making

•	 Decreases	crime	through	proven	crime	reduction	strategies,	and

•	 Creates	opportunity	through	better	jobs,	education,	training,	human	services	and	other	programs

a key principle of the redevelopment initiative is the one-for-one replacement of existing publicly 
subsidized housing. the initiative reduces economic segregation by protecting existing affordable 
housing and building more units at workforce and market-rates. 

a second hallmark of the initiative is a focus on the redevelopment of human capital through 
linkages	 to	 job	 training,	asset	building	 training	and	other	 support	 services.	

the new communities initiative strives to improve the quality of life for families and individuals 
living in distressed neighborhoods. candidate sites are selected based on the following criteria:

•	 A	neighborhood	affected	by	concentrations	of	violent	crime	and	poverty

•	 Community	recognition	of	an	immediate	need	for	affordable	housing

•	 Potential	to	protect	and	expand	affordable	housing	on	a	large	scale

•	 A	neighborhood	faced	with	many	social	challenges,	such	as	lack	of	education,	insufficient	job	 
 training, high unemployment rates, and an inability to support businesses and institutions needed  
 to sustain the community

other factors that make the new communities initiative successful include favorable development 
conditions, availability of public financing, and strategic targeted public investments (home 
again, great Streets, tax increment Financing, Pilot Financing, etc.).

why Park morton?

the Park morton community was identified by the city council and community members as a 
critical site for reinvestment and redevelopment. in addition, the neighborhood was highlighted 
in the district’s comprehensive Plan and as an opportunity to replace the existing public housing 
development with an equivalent number of new public housing units, plus new market-rate and 
“workforce” housing units, to create a new mixed-income community. For many years both the 
dc metropolitan Police department, Park morton residents and surrounding neighbors have indi-

Figure 1: Park morton garden-style apartments Figure 2: neighborhood context



cated the need to address substantial public safety concerns, including crime, loitering and other 
unsafe activities in and around the Park morton neighborhood. 

given the substantial increase in costs for new residential development occurring in ward 1, 
among others parts of the city; the georgia avenue corridor and Park morton specifically are 
critical to ensuring affordable housing for all dc residents amidst these increasing housing costs. 
Finally, the Park morton redevelopment initiative provides an opportunity for stakeholders to  
examine and recommend enhancements to the economic revitalization, retail, community services 
and neighborhood amenities desired to improve the quality of life for all of the neighborhood’s  
residents. 

undErStanding thE nEighBorhood

Park morton

the Park morton apartment property is a public housing complex located in the Park view 
neighborhood	of	Ward	1	 just	 south	of	 the	Petworth	Metro	Station.	Park	Morton	 is	geographically	
bounded by 3100 to 3500 blocks of georgia avenue on the west, warder Street on the  
east, lamont Streets on the south and Park road on the north. For the purposes of this Plan, the 
primary study area includes all of the property owned by the dc housing authority and sur-
rounding private property within the boundaries described above.

The	Park	Morton	property	was	built	 in	1960	and	 is	made	up	of	17	garden-style	apartment	
buildings with 174 walk-up units, all of which are two-bedroom units. Park morton is approxi-
mately 165,000 square feet or 2.72 acres. residents and surrounding neighbors have expressed 
concerns about the amount of crime and drug activity on and surrounding the Park morton 
apartment complex. the district’s housing authority (dcha) owns and manages the apartment 
complex. Park morton is challenged with a poor physical layout and design. the site consists of 
suburban style apartment buildings and incorporates design elements that have the tendency to 
foster criminal activity. Such elements include odd street patterns that dead end in the middle of 
the development and central spaces that are invisible from the street and are absent defensible 
and well-defined private space. 

nEighBorhood contExt

as part of the district’s great Street initiative, the vision for georgia avenue corridor is a  
revitalized, pedestrian friendly corridor anchored by mixed use development at key sites. this  
vision for georgia avenue was conceived through the georgia avenue-Petworth metro Station 

area Plan, which was completed in 2004. a number of planned and under construction private 
developments are leading to the revitalization of the broader neighborhood. in addition,  
several public investments are being made on the georgia avenue corridor. 

this initiative will also capitalize on the opportunities created by these and other private and 
public	projects	 including:

•	 Great	Street	Initiative	streetscape	improvements	

•	 Park	Place,	bringing	160	new	condominium	units	and	over	10,000	square	feet	of	retail	space	 
	 at	the	Petworth	Metro	station	by	a	major	local	developer	

•	 Lamont	Street	Lofts,	directly	across	Georgia	Avenue	from	Park	Morton	which	delivered	38	loft-style	 
 residences 

•	 Georgia	Commons,	new	multifamily	rental	along	the	3900	block	of	Georgia	Avenue	with	 
 20,000 square feet of neighborhood serving retail 

•	 E.L.	Haynes	Charter	School	is	under	construction		at	3600	Georgia	Avenue,	the	new	 
 46,000 square foot building will serve 468 students in grades Pre-k to 8.

markEt analySiS

as a part of the Park morton new community initiative’s master planning process, a site- 
specific market analysis for commercial and residential market was completed. the market  
analysis reviews economic and demographic trends, existing conditions for the area’s housing 
and commercial development, the extent and nature of competitive development, the demand  
for new residential commercial development and the supportable sales prices or rents for  
new development. 

the study looks at the demographic information for the immediate area neighborhood (including 
census tracts 31 and 32), as well as the primary market area. the Primary market area (Pma) 
is	 the	area	where	 the	majority	of	demand	 for	 specific	products	will	emanate;	 the	PMA	 is	defined	
as the area bounded by 14th Street nw to the west, Eastern avenue to the north and east  
and Florida avenue/rhode island avenue to the south/southeast. to determine the Pma, the Plan 
examined proximate neighborhoods in terms of access, similarity of characteristics, current buyer 
profiles and general neighborhood amenities; interviewed brokers, sales agents, and other real 
estate	professionals	actively	marketing	comparable	projects	 to	understand	where	 their	demand	 is	
generated from; and analyzed overall district market and growth trends. 
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immEdiatE arEa dEmograPhicS  Primary markEt arEa dEmograPhicS

•	 Immediate	Area	Households	is	2,501 in 2006	 •	 Market	Area	Households	is	60,433	in	2006

•	 Roughly	60%	of	Households	are	renters	 •	 More	than	65%	are	renters

•	 Median	household	income	is	$42,000	in	2006	 •	 Median	household	income	is	 
   $45,052 in 2006 

Source: claritas and the metropolitan council of governments	 •	 PMA	growth	is	anticipated	to	be	 
	 	 	 approximately	1%	through	2012

rESidEntial markEt

For-SalE markEt

The	majority	of	 for-sale	 residential	activity	within	 the	Primary	Market	Area	has	been	dominated	
by condominium conversions and the substantial rehabilitation of vacant and blighted build- 
ings, with limited “new” development. the most significant, in scale and applicable to the per-
formance	of	 residential	products	at	 the	subject	property	 is	 the	Park	Place	development	 located	
above	 the	Petworth	Metro	Station.	This	project	will	 include	156	units	of	which	five	are	 reserved	

each	month.	This	project	 is	 testing	 the	upper	
pricing limits of the Petworth market and, if  
pricing is achieved, will set a new standard 
for achievable dollar per square foot in the 
area. on average, the neighborhood’s compet-
itive	projects	are	selling	at	about	$450	dollars	
per square foot and are achieving an absorp-
tion pace of 3 units per month. Standard  
unit features include granite counter tops, hard-
wood floors, stainless steel appliances, and 
internet and cable access. 

Based upon the demographics, purchasing 
patterns and development pipeline within the 
Primary	Market	Area,	 this	Plan	projects	a	 total	
annual demand of 42 condominiums and 20 
single-family attached products, or a total of 
5.2 units per month at the Park morton rede-
velopment Site. 

rEntal markEt 

a stabilized rental residential market vacancy rate is 5 percent. the Petworth submarket currently 
has a 3.5 percent vacancy rate which is anticipated to continue even as new product is ab-
sorbed	 in	 the	community.	As	vacancies	are	projected	 to	continue	 to	 remain	 tight,	effective	 rents	
will	 rise	due	 to	 the	pressure	on	 the	 rental	market.	Average	 rents	 in	 the	submarket	are	 just	un-
der $1,000 per unit per month for older rental buildings. these rents are anticipated to rise to 
$1,100 per unit per month between now and 2011.

research indicates that most demand for rental product at the Park morton site will emanate 
from within the district, as illustrated by the Pma diagram above. renters will likely be motivated 
by one of two factors: the desire to live close to work and access to employment by way of 
Metro	coupled	with	 the	 relative	value	 (as	compared	 to	other	new	rental	projects	 in	and	around	
the Pma) of the new proposed development. 

as an example, the new rental community located at the Fort totten metro Station provides some 
insight	on	achievable	 rents	 for	new	Metro	accessible	apartments.	The	project’s	 initial	 leasing	 is	at	
$1.90	per	 square	 foot	but	 is	expected	 to	 rise	above	$2	per	 square	 foot	upon	stabilization.	

Figure 5: Park Place under construction
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ExiSting conditionS & markEt analySiS

Figure 3: immediate area Figure 4: Primary market area



Based	on	projected	demand	and	achievable	 rents,	 the	Park	Morton	site	can	support	units	 renting	
at	approximately	$1.75	–	$1.95	per	 square	 foot	 (2007	dollars)	or	absolute	 rents	 ranging	 from	
approximately $1,000 to 1,850 for one-, two-, and three-bedroom units sized between 500 to 
975	square	 feet.	Approximately	100	–	125	market	 rate	 rental	units	can	be	absorbed	on	 the	site	
annually. 

rEtail markEt

the potential for new retail development within 
any neighborhood depends on a number of 
factors	 including	current	and	projected	  
consumer expenditures, the number of retail 
stores and the quantifiable retail demand by 
store type. 

the vacancy rate within both a 1-mile and 
.5-mile radius of the Park morton site is  
relatively high at 8 to 10 percent. however, 
many of the retail buildings along the georgia 
avenue corridor suffer from a lack of invest-
ment and may not be suitable for today’s  

retailers. many property owners are long-term stakeholders who, for a variety of reasons, have 
been resistant to upgrading their retail spaces. there are indications of new retail investment, like 
Temperance	Hall,	 located	proximate	 to	 the	subject	property,	as	well	as,	 long-term	retailers	who	
maintain healthy businesses despite minor building upgrades. a number of new retail, primarily 
as a ground floor component of new residential development, is anticipated along the georgia 
avenue corridor. in total there is roughly 53,000 square feet of planned new retail development 
along	 the	corridor	 in	mixed	use	projects	 in	 the	Petworth	and	Brightwood	neighborhoods.	Known	
tenants include yes! organic grocery store, results gym and meridian restaurant. Based on  
current unmet retail demand, households already living in the trade area could support an addi-
tional 40,000 square feet of neighborhood retail space in the 1-mile radius around Park morton. 
in addition, over the next six years an additional 2,000 square feet of retail can be supported 
based upon anticipated household growth. 

the Park morton site itself is not in a position to capture any of this retail demand, primarily 
because it lacks georgia avenue frontage. any new retail development within the neighborhood 
should be focused on georgia avenue and/or at the intersection of georgia and new hamp-
shire avenues, nw.

oFFicE markEt

the surrounding community is best poised to attract small businesses and office users that spe-
cifically benefit from being located within neighborhoods, and not the downtown core or other 
established office cores in the district. rental office space that is under 10,000 square feet and 
near Park morton has a 10 percent vacancy rate. this figure is not unreasonable for neighbor-
hood based office outside of the traditional office market.

office space within a 1-mile radius of Park morton is demanding $25 to $30 triple net rents. 
this info was confirmed by both secondary data, as well as by broker interviews. there is a 
fair amount of activity along the corridor for small office space leased by medical users and 
small office condominiums. Based upon this analysis there is pent up demand for approximately 
25,000 square feet of high quality office space and an additional 2,000 to 2,500 square feet 
that will be demanded over the next six years.

Similar to the retail analysis above, the Park morton site itself cannot support any of this office 
demand primarily because it lacks georgia avenue frontage. any new retail development within 
the neighborhood should be focused on georgia avenue and/or at the intersection of georgia 
and new hampshire avenues, nw.

markEt analySiS concluSionS

the market analysis findings support the reuse of the Park morton new community as a  
mixed-income residential development. there is sufficient demand for market rate for-sale and 
rental housing to complement the replacement units identified in this Plan. a number of different 
residential products types including, mid- to high-rise buildings and low-rise residential units  
(i.e. townhouses) are supportable at the site. while there is demand for moderate amounts of 
retail and office space within the larger community, the site itself is not suitable for these  
commercial uses. 
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ExiSting conditionS & markEt analySiS

ExiSting conditionS

community charactEr, land uSE

the neighborhood, with the exception of  
buildings fronting on georgia avenue, is iden-
tified in the comprehensive Plan as moderate 
density residential. this category is intended 
to allow the development of row homes and 
low-rise apartment buildings. the existing land 
use pattern contains buildings ranging from 
one-story retail shops to small shopping cen-
ters. many area row houses have historic 
townhouse facades that were converted into 
retail buildings. the current zoning classifica-
tion within the study area is split between r-4, 
which allows for one- or two-family row dwell-
ings and c2a, which allows for low to mod-
erate density commercial and residential uses. 
the height limit in the existing r-4 district is 3 
stories or 40’ and 50’ within the c2a district.

through this small area plan the district  
acknowledges the need to meet its housing 
policy and new communities initiative  
objectives	 through	the	 increase	of	 residential	  
density at appropriate locations within the 
study area. the Physical Plan and design 
guidelines described below will provide  
further	guidance	on	 this	 subject.

houSing

the existing housing stock within the broader Park morton/Park view neighborhood includes a 
range of building and tenure types. 

Park morton, owned and managed by the district of columbia housing authority (dcha), con-
tains 174 two-bedroom units of publicly subsidized housing. all of these units are walk-up gar-
den-style apartments arranged in 17 buildings of ten to eleven units. the one-for-one replacement 
of units includes all of the public housing units at Park morton. there are a total of 174;  
however,	159	are	currently	occupied.	All	159	households	will	be	 replaced	on-site.	Additionally,	  
7 units will be built for households that may qualify for home ownership. a total of 46 replacement 
units	will	be	 identified	within	 the	surrounding	community	as	part	of	mixed-income	projects.	 	Twenty	
two (22) of these units will replace the balance of the replcement units that will not be built on the 
Park morton site.

within the study area, there are approximately 10 privately owned row homes along morton Street 
that are intermingled among the Park morton buildings. in addition, there is one privately owned 
mid-rise apartment building on morton Street. Surrounding the public housing property on Park road, 
there is a mix of row homes, single family homes and mid-rise apartment buildings. 

rEtail and ShoPPing

this portion of the georgia avenue corridor 
contains a mix of low scale commercial proper-
ties, vacant storefronts, and community facilities. 
Planned development at the metro station will 
add additional retail to the neighborhood. mur-
ray’s grocery store at georgia avenue and Park 
Road	 is	 the	closest	neighborhood	grocer	 just	a	
block away from Park morton. a full service gro-
cer, Safeway, is located about 6 blocks north of 
the site. there are a number  
of ‘corner-stores’ currently utilized by many of  
the Park morton residents, as well as a few identified carry-outs and fast food operators. there is a 
Bank of america branch a block from Park morton. new businesses are also opening  
along georgia avenue including the yoga studio and the temperance hall. Finally, there is a 
neighborhood	Laundromat	 just	1	1/2	blocks	 from	Park	Morton	which	 residents	 see	as	an	asset.	

Figure 7: zoning map

Figure 8: georgia avenue retail



concErnS oF thE nEighBorhood rESidEntS includEd:

•	 Improve	customer	service

•	 Improve	cleanliness	and	atmosphere	within	Georgia	Avenue	stores

•	 Improve	marketing	and	reputation	of	Georgia	Avenue	to	support	retail

•	 Improve	safety	and	cleanliness	along	the	corridor	addressing	issues	like	loitering,	trash	 
 and vagrancy

rEcrEation, ParkS, and oPEn SPacE

the closest community recreation center — Parkview community center — is located 4 blocks 
from Park morton. the community center includes a computer lab, basketball court, athletic field, 
multi-purpose rooms and pool. in addition, the playgrounds of several neighboring schools are 
seen by residents as open space assets. there is little passive green space, however, in the 
neighborhood and surrounding area. a particular concern of the neighborhood was the lack of 
immediate and safe play/open space for the many families of the Park morton community. there 
is a small existing playground at Park morton, however community residents note that it is not 
safe, well lit, or properly patrolled by police. 

tranSPortation

Park morton is located proximate to georgia avenue which is extremely well served by public 
transportation (both metro and bus lines). the area offers easy access to downtown washington 
dc and downtown Silver Spring as well as to the community assets these districts provide —  
a	strong	concentration	of	 jobs,	business,	government	agencies,	 retail	uses,	 services	and	entertain-
ment venues. 

Primary vehicular access to the Park morton development is provided by way of georgia ave-
nue, warder Street, Park Place, and Park road. georgia avenue is a principal arterial roadway 
serving as a primary commuter route connecting the maryland suburbs to the district’s central 
business district. roughly 13,000 to 32,000 vehicles travel this route each day. georgia avenue 
also provides direct access to the residential, retail and institutional uses located along the  
corridor. Specific to the Park morton community, a traffic signal is located at the intersection of 
georgia avenue and Park road. 

warder Street and Park Place are collector streets that function as a one-way pair. warder Street i 

one-way northbound and Park Place is one-way outhbound. roughly 5,000 to 10,000 vehicles travel 
these streets daily. the Park road/warder Street intersection is currently controlled by a four-way stop 
sign.

Park road is an east-west street that extends from Park Place to the east to new hampshire  
avenue to the west. roughly 5,000 vehicles travel along Park road each day. 

the georgia avenue/7th Street corridor is one of the district’s great Streets which is pro-
grammed to be upgraded with significant amenities and features affecting its urban design  
character and its vehicular and pedestrian service function. a key component of the great 
Streets initiative is providing the necessary infrastructure to facilitate public transit services  
and amenities. 
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Figure	9:	Roadway	Functional	Classification																																																																 Figure 10: roadway traffic volumes
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ExiSting conditionS & markEt analySiS

Enhanced transit facilities, such as express bus or streetcar services, will improve accessibility to and 
from the corridor and between Silver Spring and washington, dc. washington metropolitan area tran-
sit authority (wmata) and district department of transportation (ddot) have developed a new Bus 
rapid transit (Brt) service for georgia avenue/7th Street nw with limited stops and unique buses. this 
new	service	compliments	 the	70/71	Metro	bus	service	adjacent	  
to the Park morton site. the site is also in close proximity to the georgia avenue — Petworth metrorail 
Station. 

Pedestrian access to Park morton is provided by way of sidewalks located along georgia  
avenue and other roadways providing access to the site. in many locations along georgia  
avenue, sidewalks are relatively narrow. Pedestrian crosswalks and signs are located at intersections 
along the corridor. the corridor does not have pedestrian safety features such as medians. although 
pedestrian crossing warning signs are located at intersections along georgia avenue, pedestrian condi-
tions crossing georgia avenue at unsignalized intersections are still poor.

Parking 

during the community kick-off meeting residents said the following in evaluation of the  
neighborhood’s transportation issues:

•	 Excellent	access	to	bus	lines	and	Metro 
•	 Park	Morton’s	cul-de-sac	is	called	“the	hole” 
•	 Number	of	dangerous	crosswalks	along	Georgia	Avenue 
•	 Intersection	of	Georgia	and	New	Hampshire	Avenues	is	dangerous 
•	 11th	Street	has	a	good	north/south	bike	lane,	but	needs	an	east/west	bike	lane 
•	 Georgia	Avenue	lacks	sufficient	parking	if	you	want	to	shop	along	the	corridor										

metered parking is permitted along most of the length of georgia avenue. Parking within the Park mor-
ton community is predominately on-street, supplemented by a number of small internal lots. the internal 
parking lots are signed for private use by permitted residents only. Based upon the redevelopment initia-
tive’s proposed program, the combination of the increase of units with minimal on-site parking available 
precipitates the need for the development of parking structures, recommended to be below-grade, at the 
site. due to the relative expense of structured parking, and the likely cost  
associated with renting or purchasing parking at the redeveloped site, there will be a need to create ad-
ditional dedicated residential street parking (through a residential parking permit sub zone) at the site to 
accommodate Park morton and other new residents in the neighborhood. Finally, opportunities to en-
courage and support shared-car services in the neighborhood should be encouraged.

Figure 12: intersection of georgia and  new hampshire avenuesFigure 11: roadway network and traffic control measures



Plan dEvEloPmEnt ProcESS 

Planning ProcESS

the process for the transformation of the neighborhood began in earnest in June 2007. an ad-
visory committee was created to work with the district to develop the redevelopment Plan. the 
advisory committee is comprised of 15 members and includes residents of Park morton, com-
munity stakeholders, anc representatives and other community residents. the district has held 
monthly meetings with the advisory committee throughout the planning process. 

in addition to the advisory committee meetings, one-on-one meetings, focus groups and bus tours 
have also been conducted to establish a working knowledge of the neighborhood and to inform 
the	Advisory	Committee	and	Park	Morton	 residents	of	other	 similar	 redevelopment	projects.	

kick-oFF mEEting and dESign workShoP

An	official	project	kick-off	occurred	 in	mid-September	2007	with	an	evening	meeting	 to	 introduce	
the initiative to the broader community. this event was held at the Bruce monroe Elementary 
School on georgia avenue and allowed residents to meet with the consultant team, learn about 
the redevelopment initiative and the upcoming design workshop. during this meeting residents 
and attendees also participated in a visioning session for their community.

viSioning SESSion

For the exercise, participants broke out into 
small groups and used key words, phrases 
and photos to create a collage that repre-
sented their vision for Park morton. high  
quality housing in the neighborhood was 
strongly desired, in addition to the following: 

•	 Scale	relate	to	existing	buildings

•	 Architecture	that	inspires	people	to	care	 
 about their building

•	 Porches,	yards,	balconies

•	 Homeownership	units

•	 Quality	features,	safety	features	(ex.	fire	 
 escapes)

•	 Architecture	that	respects	historic	style

•	 Build	first

•	 Soundproof	construction

•	 Assigned	parking

the vision for appropriate open space and 
mobility in the neighborhood included:

•	 Parks	and	recreation	facilities	for	children	 
 of all ages

•	 Community	garden

•	 Tree	lined	streets,	green	walkways

•	 Lighting,	public	art,	outdoor		theater

•	 Alleys	as	bike	paths

•	 Parking	underground	to	preserve	green	space

•	 Improvement	of	safety	at	recreation	centers,	 
 playgrounds after dark/closing
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workShoP 

a full-day design workshop was held the 
following day at Bruce monroe Elementary 
School. this intensive workshop was open to 
the public from morning until early evening, 
allowing residents to provide input into the 
development of the neighborhood’s Physical 
and human capital plans. the planners, archi-
tects, development advisors and district repre-
sentatives were present throughout the day to 
facilitate the discussion. human capital focus 
groups also occurred throughout day. 

during the workshop participants had the op-
portunity to discuss the assets and challenges 
of their neighborhood in small focus groups 
around the following issues: retail, transporta-
tion, health and Safety, housing and open 
Space. 

Using	 the	vision	collages	and	subject	matter	
small group discussions, participants were then 
asked to engage in a building block exercise. 
workshop participants used legos of various 
shapes and sizes to “build” the community 
from the ground up. they had the opportu-
nity to think about what types of homes they 
wanted to see built, where new roads should 
be placed, how tall buildings should be, and 
where open space should be placed. 

Based upon three schemes developed by the 
attendees in the morning, the consultant team 
took those plans and created conceptual  
urban design schemes that were presented to 
the workshop attendees later that evening. 

Public input throughout the planning process has been critical in shaping the vision for the Park 
morton redevelopment initiative. the input helped to create the district’s commitment, identify 
priority issues and establish the essential components of the Physical and human capital plans. 
the partnership between the advisory committee, the resident council and the district will  
continue during the implementation and development phases to ensure the same high level of  
coordinated input and decision making. 

in late September, the district and consultants came back to the community during a public 
meeting with three initial land planning and design schemes for the redevelopment of Park  
morton and elicited further input based upon the public comment to arrive at the preferred 
scheme presented in the Plan. 

initial dEvEloPmEnt SchEmES

Based on the district’s commitment,  input from the resident advisory group meetings and  
focus groups, two urban design schemes were developed in order to arrive at a preferred plan. 

the two schemes have the following design concepts in common:

1. creating safe and usable open space; 

2. creating a community center near the park;

3. creating density within the site and along Park road to establish a renewed neighborhood; and

4. creating residentially scaled blocks with a street grid pattern and of new, mixed income  
 housing units in a variety of configurations.

SchEmE a:

Scheme a also explored the following ideas:

1. introducing a north-South street grid connection at Sixth Street;

2.	 Creating	a	jog	in	the	street	grid	at	the	park	to	reduce	vehicular	speeds;	

3.	 Creating	multifamily	buildings	adjacent	to	existing	row	houses	along	Morton	Street	that	 
 compliment the existing architectural scale and context; and

4. creating a residentially scaled block of “two over two” row house style dwelling units surrounding  
 open green space.
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SchEmE B:

Scheme B also explored the following ideas:

1. introducing a East-west street grid connection at morton Street;

2. creating open green space that is framed by several multifamily buildings maximizing  
 the number of “eyes” on the park; 

3. creating traffic calming measures at the park to control vehicular speeds and increase  
 pedestrian safety; and

4.	 Creating	multifamily	buildings	adjacent	to	existing	row	houses	along	Morton	Street	that	 
 compliment the existing architectural scale and context.

thE maStEr Plan viSion

the Park morton new community redevelopment Plan seeks to transform the neighborhood into 
a vibrant, mixed-income community. 

the key development principals for the master Plan include:

1.	 Developing	approximately	477	new	housing	units	on	the	Park	Morton	site,	including	159	 
 replacement units for current Park morton families; 

2. Partnering with local property owners and developers, to provide approximately 46  
 additional replacement units within planned or proposed mixed-income developments in the   
       community.

3. creating an east/west street connection and  access to the community by linking morton   
 Street to georgia avenue and warder Street; 

4. reinforcing sustainable design principles and architectural design guidelines that are    
 compatible with the existing neighborhood character;

5. creating a new active neighborhood park and community facility within the  
 redevelopment;

6. meeting parking demand with new underground or structured parking, shared vehicle services,  
 and on street residential parking permit opportunities; and

7. recommending the development of new retail and office space along georgia avenue. 

PrEFErrEd SchEmE:

the Preferred Scheme was developed as a response to input from the community and district 
agencies. the desired elements of each scheme were combined into a cohesive master plan 
that	balances	 the	objectives	of	 the	District’s	Commitment	with	principled	urban	design	and	ar-
chitectural style. the Preferred Scheme addresses these key development program criteria; while 
ensuring that the master plan can be implemented in partnership with the private development 
community. 

the Preferred Scheme incorporates the following design concepts: 

1. introducing an East-west street grid connection at morton Street; the new street should    
 accommodate vehicular and pedestrian traffic safely while minimizing cut through traffic on  
 morton Street by use of traffic calming techniques 

2. creating residentially scaled blocks of multi family buildings and  three-family rowhouse style units  
 that compliment the existing architectural scale and context

3. developing a neighborhood green space that is fronted by residential structures, creating  
 “eyes” on  the park; incorporating additional open space for both private and common use  
 within individual buildings

4. creating streetscapes welcoming to pedestrians with sidewalks, tree boxes, lighting and  
 appropriate street furniture that comply with district requirements
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challEngES

Potential  challenges to the Preferred Scheme include the acquisition of two privately owned proper-
ties to facilitate the new road construction, the ability for the district to identify and negotiate the 
required off-site replacement units and the ability of the district to secure required development gap 
financing to effectuate this Scheme. 

houSing tyPES and Program

the Park morton new community redevelopment Plan includes a full complement of housing 
units including the one-for-one replacement of existing publicly subsidized units and provision of 
workforce/market-rate units.

the new development’s apartment and condominium buildings will range between four and six 
stories in height with one, two and some three bedroom apartments. Below grade parking will 
be provided for each of the buildings. the low-rise units will be a combination of duplexes and 
flats and will stand three and a half stories tall. all units will have doors fronting onto the street 
and new park, as well as off-street parking spaces and private decks or yards in the rear. diver-
sity of architectural styles and materials, and the inclusion of features such as front porches will 
link these units to communities typical of the Park view/Petworth neighborhoods.

All	of	Park	Morton’s	currently	occupied	units	 (159)	will	be	 replaced	on-site.	An	additional	15	
units that are currently vacant will be replaced in off-site locations within the community for a 
total of 174 housing authority units. 

zoning

development of the master plan will require modification of the existing zoning on the site. it is 
anticipated that the changes to the existing height and density limits will be pursued through the 
Planned unit development process and reviewed by the zoning commission. 

this Plan recommends moderate density residential development in the interior of the study area, 
notably those properties facing the proposed extended morton Street. development along Park 
road and georgia avenue should be moderate to medium density residential and commercial. 
commercial uses are preferred along georgia avenue; day care, after school care or adult edu-
cation space may be included within the site along Park road. 

maStEr Plan dESign guidElinES 

Proposed development is expected to follow 
the general design guidelines below to ensure 
that height, massing, and architectural style is 
compatible to the surrounding community:

1. developing residentially scaled blocks   
 through a street grid pattern 

2. Establishing new mixed income housing units  
 in a variety of configurations

3. creating density within the site and  
 along Park road to establish a renewed   
 neighborhood

4. allowing massing along Park road up to four  
 stories; with up to six stories at the rear of the  
 property set back a minimum of forty feet   
 from Park road
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5. allowing massing along morton Street up to four stories, with up to five stories at the rear   
 of the property set back a minimum of 40 feet from morton Street

6. Encouraging new architecture that is appropriately scaled to match existing rowhouse style  
 character using design techniques such as residentially scaled bays, cornice lines, multiple  
 entrances to multifamily buildings and set backs to compliment the neighborhood context

7. creating porches, balconies and terraces to promote neighbor interaction

8. utilizing building materials and colors that are appropriate to the surrounding neighborhood;  
 preferred materials include brick and glass

9.	 Incorporating	structured	or	underground	parking	within	multi-family	buildings	and	rear	yard	 
 parking for row-house style units; parking should be accessed through the alley network in order  
 to minimize new curb cuts 

10. developing private and publicly accessible open spaces within multi-family buildings that are  
 green, adequately lit, and easily surveyed

SuStainaBility

creating and reinforcing interconnectivity between the social, economic, and natural environments 
is essential to building sustainable communities. through both the neighborhood planning and 
architectural design, the plan promotes sustainability in a variety of ways. the plan promotes 
development that meets the requirements of the dc green Building act of 2006 using the green 
communities criteria as a guide for sustainable design.

the design of the site opens the existing neighborhood to the surrounding community and allows 
the site to maintain a safe environment by providing the following:

1. increased pedestrian access through the neighborhood and to public transportation, decreasing  
 dependence upon the automobile, and providing for greater opportunities for positive social  
 interaction and exercise

2. maximized green space, vegetative “green” roofs and pervious paving on parking pads   
 help to reduce the demand on municipal storm water systems 

the design of the buildings reinforces the commitment to sustainability, creating bright and 
healthy indoor environments by providing the following:

1. Energy-efficient appliances, daylighting and  programmable thermostats help reduce    
 energy usage

2. use of locally produced materials reduces the “embodied energy” of building materials: the   
 fuel, resources, and pollution associated with transporting products over long distances

3. use of low volatile organic compounds materials promotes cleaner indoor air quality

4. low volume fixtures and appliances help municipal water supplies last longer and help lower  
 water bills 

5. rain barrels reduce demand on potable water for irrigation and extend the ability of the ground  
 to absorb storm water 

6. installing cutoff lights in the public areas will reduce energy cost

oPEn SPacE

the master Plan envisions the creation of a new privately owned and maintained park that is  
managed by a neighborhood association or property owner(s). open space should be well-lit and  
accessible and free from fencing around the whole park; fences should be restricted to specific  
features like a playground or other similar functions. the park should be in a location that has ad-
equate visibility that maximizes the “eyes on the park” to ensure safety. the integration of porches, 
balconies and terraces are encouraged to be consistent with the surrounding community and  
should provide opportunities for neighbors to gather and monitor their community. 
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tranSPortation and Parking

FuturE tranSPortation conSidErationS

the georgia avenue — Petworth metrorail Station on the wmata regional system and the  
new Bus rapid transit (Brt) service for the georgia/7th Street corridor is programmed to be  
upgraded with significant amenities. the improved infrastructure would facilitate public transit  
services and amenities.

triP gEnEration

The	Park	Morton	 redevelopment	project	will	be	 located	within	a	half	a	mile	 radius	 from	the	
Georgia	Avenue-Petworth	Metrorail	Station.	A	70%	transit/walking	 reduction	was	used	 to	 reduce	
vehicular trips. the transit reduction factor is based on percentage calculations presented in  
the washington metropolitan area transit authority’s (wmata) development related ridership  
Survey ii for residential developments. table 13 shows the number of trips expected to be  
generated by the proposed Park morton developments

Figure 13: vehicular trip generation

As	Table	13,	 indicates,	 the	Preferred	Scheme,	would	generate	51	AM	peak	hour	 trips	and	69	
Pm peak hour trips. these trips will be distributed throughout the Plan’s proposed roadway net-
work. the current Park morton development generates approximately 14 am and 17 Pm trips. 

SitE accESS and circulation

the Park morton redevelopment Plan provides improved site access and circulation by extending 
two north-south alleys from morton Street to Park road and by replacing the morton Street cul-

de-sac as a through street from warder Street to georgia avenue. the proposed morton Street 
extension to warder Street would create a new five-legged intersection with Park road. morton 
Street would operate as a one-way westbound street from warder Street to the public alley and 
would be two-way from the public alley to georgia avenue. 

the new morton Street intersection would be controlled by an all-way stop sign as it is today.  
in the future, the district department of transportation may consider signalizing the intersection  
to allow for improved traffic flow on warder Street and Park Place and to allow for improved  
pedestrian safety. if the intersection becomes signalized in the future then a three-cycle phase 
could be considered to allow for full two-way access from warder Street to morton Street.the 
Plan’s proposed morton Street connection would be designed wide enough to allow for flexibility 
in future traffic operations.

wardEr StrEEt, Park road and morton StrEEt intErSEction analySiS

turning movement counts and field observations were conducted at the warder Street and Park 
road intersection to obtain existing traffic conditions.

Future	 traffic	conditions	were	projected	by	applying	a	one	percent	 (1%)	annual	growth	 rate	  
to existing traffic volumes and adding proposed Park morton site traffic to the intersection.  
Based	on	existing	 traffic	data,	30%	of	Park	Morton	 traffic	would	access	 the	site	using	 the	new	
morton Street intersection. thirty percent of the site traffic summarized in table 13 was used  
to	project	 future	conditions	at	 the	proposed	 intersection.	Future	 traffic	volumes	are	summarized	  
in Figure 14.
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Figure 14: Future traffic volumes

SchEmE 4 – triP  
gEnEration

am PEak Pm PEak

in out total in out total

477 residential dwelling units 44 125 170 139 91 230

deduct	70%	Transit/Walking	
reduction

31 88 119 97 63 161

net total w/reduction 13 38 51 42 27 69
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human caPital Plan

maStEr Planning ProcESS

community BaSEd Planning ProcESS

active participation by neighborhood residents, community leaders and stakeholders has been 
central to the human capital planning process. key channels for this participation were the Park 
morton advisory committee and the Park morton resident council. 

other opportunities for community participation and input also included:

•	 Household	survey	conducted	with	Park	Morton	residents	during	September	and	October	2007;

•	 Focus	groups	conducted	with	heads	of	household	and	youth	to	gather	qualitative	information	on		
 the community’s desires and needs; and

•	 Resident	and	stakeholder	engagement	through	community-wide	events	and	the	community	 
 design workshop.

comPrEhEnSivE and intEgratEd aPProachES 

the new communities initiative guarantees the one-for-one replacement of the existing number of 
publicly subsidized housing units in a newly revitalized mixed-income community. the early inte-
gration of the human capital Plan and Physical Plan is necessary to ensure that residents can 
take advantage of the full range of opportunities associated with this revitalization effort. 

SurvEying ProcESS

Between	September	and	October	of	2007,	a	household	survey	was	conducted	with	67%	 (106	
out	of	 the	159	occupied	units)	of	Park	Morton	heads	of	household.	The	surveying	process	was	
conducted through a partnership between residents of Park morton and howard university. resi-
dent and undergraduate student surveyors completed an intensive training conducted by the 
university’s center for urban Progress. residents were encouraged to participate in the survey 
through presentations at resident and community meetings and through two mass flyer mailings.

Surveyors successfully interviewed residents from each of the site’s 12 buildings, collecting infor-
mation from residents of various ages, family size, and educational and economic levels. Simi-
lar	 studies	have	 included	a	minimum	of	20%	of	 residents.	The	diversity	and	completeness	of	 this	
sample enables us to comfortably interpret findings and apply them to the larger population of 
Park morton. 

note: data as of october 2007

houSEhold charactEriSticS

demographics: 

Heads	of	household	are	predominately	 female	 (94%),	 single	 (77%),	and	middle-aged,	with	 the	
largest	percentage	of	heads	of	household	 (32%)	between	 the	ages	of	40	and	49.	Over	half	of	
households	 (53%)	have	school-aged	children.	Households	 tend	 to	be	small;	nearly	70%	of	house-
holds have one to two family members. Park morton has a mixture of newer and long-term resi-
dents;	35%	have	 lived	 in	 the	neighborhood	 for	 three	years	or	 less,	and	32%	have	 lived	 in	 the	
neighborhood for 10 years or more.  

table 2: household demographics 
note: hoh means heads of household 

taBlE 1: Park morton SurvEy comPlEtion ratE

total number of occupied households 159

total surveys completed 106

Percent of surveys completed 67%

household 
Size

number/ 
Percent

marital Status 
of hoh

marital Status 
of hoh

age of hoh
number/ 
Percent

1 16	 (15%) Single 78	 (77%) 23-29 20%

2 53	 (51%) married 6	 (6%) 30-39 13%

3 26	 (25%) divorced 7	 (7%) 40-49 32%

4 6	 (6%) widowed 11	 (11%) 50-59 21%

5 1	 (1%) 60-69 7%

7 2	 (2%) 70-77 6%



houSEhold incomE

Nearly	one	 third	of	employed	 residents	make	 less	 than	$5,000	per	year.	Approximately	30%	of	
those	employed	make	between	$20,000	and	$29,999	per	year,	and	nearly	25%	of	 residents	
make	between	$10,000	and	$19,999	per	year.	The	median	 income	of	 residents	 is	$10,000	 to	
$19,000,	 far	below	the	median	 income	of	$36,902	 for	Ward	1	 residents	and	$46,211	 for	 the	
city (as reported in the 2000 census). in fact, income/financial data from the district housing 
Authority	 show	that	 the	majority	 (78%)	of	 families	 in	Park	Morton	are	at	or	below	the	Federal	
Poverty guidelines (i.e., a family of two making less than $13,610). in addition, a large propor-
tion	of	 residents	 receive	Food	Stamps	 (72%)	and/or	TANF	benefits	 (60%).	The	average	monthly	
payment amount is $324; and, on average, residents have received benefits for four years.

Financial and crEdit StatuS

A	small	but	 significant	proportion	of	 residents	 report	positive	financial	 standings	with	36%	having	
a	checking	account,	32%	having	a	savings	account,	and	62%	having	no	outstanding	financial/
credit issues. the large number who report no outstanding financial/credit issues may include 
residents with little or no credit history, which could be a barrier to homeownership. in addition, 
24%	have	 received	 their	credit	 report	within	 the	 last	12	months,	and	71%	 indicate	 interest	 in	
buying a home.

human caPital nEEdS and Priority arEaS

Four service priority areas emerged from the formal (survey data) and informal (focus groups 
and resident meetings) data gathered from the community. the four priority areas identified are 
adult education and employment, child and youth development, community health and mental 
health, and public safety and security. 

adult Education and EmPloymEnt

More	 than	half	 (55%)	of	 residents	have	a	high	school	diploma/GED,	and,	of	 these,	23%	 (24	
of the heads of households surveyed) have some college experience or have received a degree. 
Similarly,	 residents	 report	 low	employment	 rates	with	24%	of	heads	of	household	employed	and	
76%	unemployed	 (approximately	5%	of	 the	unemployed	 reported	 that	 they	are	 retired).	Of	 those	
employed,	16%	have	a	 full	 time	 job	and	9%	are	employed	part-time.	Over	half	 (55%	or	about	
14	 residents)	of	 those	employed	have	been	 in	 their	 jobs	1	 to	2	years,	while	33%	 (approximately	
8	 residents)	have	been	 in	 their	 jobs	 for	5	or	more	years.
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taBlE 3: houSEhold’S othEr incomE

othEr incomE numBEr/ PErcEnt avEragE amount

tanF 38 (60%) $324

SSi 9 (14%) $565

Social Security 8 (13%) $802

SSd 4 (6%) $703

child Support 2 (3%) $309

unemployment Benefits 1 (2%) $718

Pension/annuity 1 (2%) $1,000
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the most frequently identified barriers to securing employment included: mental/physical disability 
or	health	of	 self	or	 family	member	 (39%),	 lack	of	 jobs	 (17%),	 lack	of	 transportation	 (13%),	and	
limited	skills	 (13%).	Of	heads	of	household	 that	are	unemployed	 (approximately	78),	62%	have	
been	 looking	 for	employment	 for	 less	 than	one	year,	and	 the	 remaining	38%	have	been	 looking	
for	12	months	or	more.	Residents	 reported	 looking	 for	employment	 for	an	average	of	19	months.	
While	 residents	 seem	burdened	by	 limited	skills	and	 lack	of	 jobs,	 the	 fact	 that	many	 residents	
(55%)	have	a	high	school	diploma/GED	greatly	 increases	 their	ability	 to	participate	 in	 job	  
training and opportunities that lead to livable wages. Focused efforts to strengthen literacy and 
numeracy skills are also an important part of workforce preparation. 

EmPloymEnt intErEStS and SErvicE nEEdS 

Residents	 report	 that	 they	are	 interested	 in	 jobs	 in	 the	health	services	 (16%),	computer	 (11%),	
and	education,	human	services,	and	self-employment	 (10%	each)	 industries.	A	small	proportion	
of	 residents	 (8%)	 reported	currently	using	or	having	used	some	adult	education	and	 training	pro-
grams (e.g., Ballou high School, and the university of the district of columbia). while less than 
a	quarter	 (24%)	of	 residents	 reported	having	computer	access/training,	more	 than	half	 (58%)	 re-
ported that they used the Park morton computer lab as their resource. Focus group participants 
report	 that	 there	are	not	enough	 job	 readiness	and	 training	programs,	particularly	 training	pro-
grams that have existing relationships with employers. 

child and youth dEvEloPmEnt  
the community’s school-aged children attend 32 different schools: 15 different elementary 
schools, 11 different high schools, 1 middle school, and 5 other schools throughout the district, 
but mainly in the northwest quadrant of the city. however, of elementary school-aged children, 
the	 larger	proportion	 (44%)	attends	Park	View	Elementary	School,	 (the	neighborhood	primary	  
elementary	school);	and	of	high	school	 students,	29%	attend	Cardozo	High	School,	 the	desig-
nated neighborhood high school. 

Enrichment Programs: 

A	significant	number	of	youth	are	 involved	 in	 tutoring	 (54%),	 sports/athletics	activities	 (41%),	
and	youth	clubs/organizations	 (31%).	Additionally,	14%	of	youth	 in	households	surveyed	attend	
a	college	preparatory	program.	An	overwhelming	majority	 (over	70%)	of	parents	would	 like	 to	
see more tutoring, mentoring, and sports activities for neighborhood youth — especially young 
children. across the board, parents feel that children and youth of Park morton need more  
educational, recreational, and emotionally supportive resources. of special concern was the lack 
of activities for young children.

interestingly, the topic of enrichment programs for children sparked the interest of many parents, 
with some reporting that the adults need as much support as their children. one resident stated, 
“Parents and adults need tutoring to help them read and write.” the need for educational enrich-
ment of young children and parents may be met by a family literacy program that supports  
effective learning for the entire family.

Parent Engagement: 

A	significant	proportion	of	parents	are	active	 in	 their	children’s	education.	More	 than	80%	have	
met	with	a	 teacher	at	 least	once,	while	49%	of	parents	have	met	with	a	 teacher	3-5	 times.	Al-
most	half	of	parents	have	attended	a	school	event,	and	40%	of	parents	have	volunteered	at	a	
child’s school. information from focus groups shows that parents want better programming for 
their children across the board; there is significant interest in programs that would help young 
children obtain school readiness skills and programs that assist older children in transitioning  
to adulthood. comments from the focus groups include the following:

•	 “The	kids	need	lots	of	help,	they	need	daycare,	and	people	who	are	certified	to	run	programs.		
 the playground needs to be maintained, because the older kids take it over, and they need some  
 role models/men to teach them what’s going on.”

•	 “The	neighborhood	needs	more	developmental	resources.	I	have	someone	in	the	area	keeping	 
 my son while i go to work, but there is nothing for him to do outside or even a public library  
 with reading and phonics lessons.”

Some participants expressed a willingness to volunteer their time to help provide activities for youth, 
and also spoke of complementary services that would enhance the quality of life for families.

•	 “I	think	it	would	be	a	great	idea	if	professionals	from	around	the	area	would	come	out	and	help		
 with some of the programs we’re having.”

•	 “I’m	very	interested	in	starting	language,	arts,	and	culture	programs	for	the	children	of	the	 
 neighborhood. also we have to do our part as parents too; the only education is the education  
 we can offer.”

Future School changes:   
the future of Park view and Bruce monroe will have a significant impact on the overall human 
capital plan. a strong elementary school with a high level of neighborhood retention in enroll-
ment can serve as the centerpiece of a strategy to ensure the academic success of young chil-
dren in this community. the school can also serve as an anchor for additional educational and 
social services for families.



community PhySical and mEntal hEalth

The	vast	majority	of	adults	have	medical	 insurance	 (94%),	and	96%	of	children	 identified	
through the survey have health insurance. there is an extensive network of neighborhood health 
facilities.	The	majority	 (91%)	of	 residents	 report	having	no	barriers	 to	accessing	services	within	
the	 last	 six	months.	Nearly	50%	report	 that	 they	visit	 their	private	doctor	at	Washington	Hospital	
Center	while	approximately	25%	go	 to	Children’s	Hospital	and	Washington	Hospital	Center	 for	
specialty care — both institutions are within walking distance of Park morton.

The	most	 significant	health	 issues	 include:	arthritis	 (35%),	hypertension	 (31%),	adult	asthma	
(20%),	adult	obesity	 (13%),	diabetes	 (15%),	and	pediatric	asthma	 (13%).	Focus	group	partici-
pants complained of vermin infestation (i.e., rodents, roaches), falling plaster, and problems with 
heating units. all are potential triggers/contributors to asthma, one resident states, “the heating 
system has not been changed in the ten years i have been here. at one time, the whole build-
ing had the same cough.”

generally, the number of residents seeking treatment for serious health issues is lower than the 
incidence of the problem. this implies that some residents have been diagnosed with serious 
health conditions but are not receiving treatment despite almost universal access to health insur-
ance.	The	gaps	were	most	 significant	between	 residents	 reporting	arthritis	and	asthma;	over	15%	
of residents with arthritis and asthma are not under a treatment plan. 

case management services available through the human capital plan should include a compre-
hensive health assessment and ensure that residents with serious illnesses are under treatment. 
Mental	health	 issues	are	also	a	concern	 for	many	 residents.	Approximately	40%	of	 the	 residents	
have	 felt	 sad/downhearted	 (39%),	worried/anxious	 (42%),	and/or	depressed	 (40%)	within	 the	
past six months. a very small number of residents reported current engagement with a family 
counselor	 (6%)	or	case	management	provider	 (14%).	Reasons	 for	 low	use	of	counseling	  
programs in the area are explained by a focus group participant who states that residents are 
cautious of sharing personal business with neighbors for fear that the information will be spread 
in the neighborhood. however, many of the women think that support groups and recreational 
activities would be helpful for mental health and to alleviate stress.

community aSSEtS and SaFEty

The	major	community	strengths	 reported	by	 residents	 include:	public	 transportation	 (74%),	neigh-
borhood	retail	 (55%),	 schools	 (38%),	 friendliness	of	neighbors	 (32%),	and	places	of	worship	
(32%).	

Sense of Safety:  

Public	 safety	 is	a	major	concern	 in	Park	Morton	and	 the	surrounding	community.	Sixty-eight	per-
cent	of	 residents	perceive	Park	Morton	as	 somewhat	or	very	unsafe	after	dark;	62%	feel	 some-
what	or	very	unsafe	after	dark	 in	 the	neighborhood/area;	and	52%	feel	 somewhat	or	very	
unsafe walking alone. while some residents report that Park morton residents contribute to crime 
in the area, residents and police also report that outsiders contribute most significantly to crime 
in the neighborhood. 

when asked about successful community initiatives, one participant was very vocal about the 
success of a dc housing authority and community effort knows as operation reclaim, stat-
ing that this initiative allowed residents to “take our neighborhood back” and “bring people 
together.” this effort included a unit by unit inspection for lease compliance and illegal activity 
as well as social service providers to connect residents to services. this level of effort should be 
sustained during the pre-development phase to increase neighborhood safety. 

youth participating in the focus group expressed concerns about open air drug use, litter in the 
interior and the exterior of the property, street fights and shootings, and the need for seniors  
to have a building for themselves so they don’t have to walk through the “mess” of drugs and  
litter. youth commented that there was a need for enhanced security, as well as “gates and  
an intercom system in each building.”  adults echoed these concerns during the community  
design workshop. 

the broad experience of Park morton as an unsafe place where drugs and violence are routine 
part of residents’ day to day experience may be a contributing factor to the community’s high 
incidence of mental health issues. Public safety efforts are critical to improving the community’s 
quality of life in the predevelopment phase and trauma and anxiety resulting from these concerns 
must be addressed through direct services to residents.

Perception of Police: 

While	a	 large	proportion	of	 residents	 feel	unsafe	 in	 the	community,	 few	 (19%)	have	called	 the	
police emergency/non-emergency number to report a crime/disturbance. general police response 
satisfaction	 rates	varied	with	26%	rating	 it	excellent,	41%	rating	 it	good/somewhat	good,	and	
33%	rating	 it	poor.	However,	 residents	 report	being	more	satisfied	with	 the	patrols	and	helpful-
ness of the metropolitan Police department than that of the district’s housing authority Police. 
Almost	50%	of	 respondents	 report	being	not	at	all	or	only	a	 little	 satisfied	with	 the	patrols	and	
helpfulness of dcha Police.
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residents suggested that police-resident relationships could be improved if police:

•	 Were	more	visible,	increased	foot	patrols,	and	conducted	more	patrols	after	hours

•	 Had	better	attitudes	towards	residents,	showed	them	respect,	and	were	less	judgmental

•	 Increased	communication	with	the	residents,	approached	and	spoke	to	residents,	and	attended		
 meetings on the premises 

human caPital rEcommEndationS, StratEgiES, and outcomES

the following human capital recommendations are a critical part of the overall strategy for 
residents to benefit from the new communities initiative. the recommendations are presented by 
the individual priority areas described above. the recommended investments are organized into 
short (6 months to a year), mid (1 to 3 years) and long term (3 to 5 years) strategies. the hu-
man capital plan includes better coordination of existing city resources, expansion of existing 
programs, development of new programs and public/private partnerships to fill critical gaps, and 
the development of community facilities that can support residents over the long term. 

in addition to the area specific strategies, the city will work with community partners to identify 
providers and conduct individualized household assessments and case management. this service 
will be designed to help residents establish and implement a self-sufficiency plan that can help 
them meet their personal goals. lastly, the district government will continue to fully partner  

with the Park morton advisory committee and the Park morton resident council to solicit feed-
back on future human capital planning and all aspects of implementation, including the case 
management process.  

Priority 1: adult Education, EmPloymEnt, and Financial litEracy 

adult education and employment is best achieved through an innovative adult community-based 
job	education	and	 training	model	 that	assesses	 the	 individual’s	 skills	and	 interests,	and	 integrates	
appropriate hard (e.g., computer training, construction training) and soft (e.g., life skills, commu-
nication skills) career skills. the city proposes to use the Building Bridges concept to ensure that 
residents	can	gain	 the	educational	and	 training	skills	needed	 for	entry-level	high	paying	 jobs	 that	
can lead to a true career path (e.g., computer technology, health services, building engineers). 
These	programs	will	be	connected	 to	employers	 that	can	provide	 individuals	with	on-the-job	
training and/or a guaranteed position once they complete the program. For example, a build-
ing engineer’s program may partner with a building services company that guarantees program 
graduates positions after training. 

Finally, the city will require that any funded program also provide wrap around services to  
address training and employment barriers, thus maximizing participants’ chances for success. 
wrap around services will include linkages to the case management services described above, 
as well as to on site or affiliated child care, transportation assistance, individualized tutoring, 
and crisis supports. 

invEStmEnt StratEgiES

Short-term: 

Partner with the existing adult education programs, other schools, churches, and/or organizations 
to provide contextualized learning opportunities. Support resident enrollment in  existing adult 
education	programs	 that	 integrates	education,	 training,	 job	opportunities,	 linkages	 to	higher	edu-
cation, and support services to meet resident’s needs. work with case managers to address im-
mediate resource needs to minimize barriers before entering training or an educational program. 
utilize existing on-site computer lab to provide structured training and education on technology, 
gEd completion, and literacy.

incorporate financial literacy and homeownership education into adult training and work readi-
ness programs to strengthen the family’s overall wealth as heads of households gain employment. 

taBlE 4: ExtEnt to which rESidEntS arE SatiSFiEd with PolicE PatrolS  
          and hElPFulnESS

PolicE PatrolS conductEd By: not at all —  
a littlE

SomEwhat — 
SomE

conSidEraBly — 
grEat

metropolitan Police 27	 (28%) 46	 (47%) 25	 (25%)

housing authority Police 47	 (47%) 32	 (32%) 20	 (20%)

PolicE PatrolS conductEd By: not at all —  
a littlE

SomEwhat — 
SomE

conSidEraBly — 
grEat

metropolitan Police 29	 (30%) 43	 (42%) 29	 (28%)

housing authority Police 49	 (48%) 40	 (39%) 13	 (13%)



mid-term: 

develop individual development accounts (ida) that match the family’s savings and provide a 
base for families to make large purchases or pursue educational opportunities. 

outcomE goalS

•	 Train	and	place	50%	of	the	formerly	unemployed	adults	in	full-time	entry	level	positions	with	 
 livable wage options 

•	 Move	50%	of	the	formerly	underemployed	residents	into	full-time	jobs	with	livable	wages	

•	 Increase	average	wages	and	salaries	by	a	minimum	of	25%	for	presently	full	time	employed	 
 residents

•	 50%	of	the	adults	without	a	high	school	diploma/GED	to	receive	their	GED	

•	 50%	of	heads	of	household	achieve	money	management	goals	and/or	save	for	large	purchases		
 such as education, an automobile or a new home 

Priority 2: child and youth Programming 

meaningful child and youth programming is a concern for parents. as more parents enter the 
workforce or benefit from training programs, the city will work to ensure that the community has 
enough high-quality, standards-based early childhood development opportunities that prepare 
young children for school and contribute to their future educational success. activities for school-
aged youth will be expanded and reprogrammed to promote school achievement with the as-
sistance of tutoring, mentoring, and technology learning opportunities that will effectively use the 
site’s computer lab. Parent-child programs will be developed at Park view Elementary School to 
encourage family literacy.

Program opportunities for older youth will be expanded to include a deeper focus on educa-
tion and employment preparation. the city will partner with the children youth investment trust 
to support educational services, workforce experience programs, and mentoring, to assist young 
people in reaching their educational/career goals. 

invEStmEnt StratEgiES

Short and mid-term: 

use existing human services and recreation resources and/or partner with area community or-
ganizations and churches, to increase access to standards-based early childhood development, 
pre-k, and family literacy programs. use the neighborhood schools and the on-site computer lab 
to provide meaningful after school programs that increase youth school achievement. 

outcomE goalS

•	 Increase	the	number	of	parents	participating	in	family	literacy	and	educational	programming	 
	 by	50%

•	 Prepare	and	place	75%	of	graduating	youth	into	college	or	job	training	programs

•	 Increase	the	number	of	youth	that	perform	at	grade	level,	as	shown	by	standardized	tests	by	 
	 a	minimum	of	15%

Priority 3: community hEalth 

Health	 insurance	and	provider	access	 is	not	a	major	concern	 in	 this	community,	but	a	 signifi-
cant number of residents reported health concerns related to anxiety and depression, arthritis, 
hypertension, asthma, adult obesity, and diabetes. the city will work with residents and exist-
ing providers to develop an adult wellness program that integrates culturally appropriate disease 
prevention, exercise, and health education opportunities. the community wellness program will 
provide individual counseling, structured support groups, and activities. this effort will increase 
health awareness, increased treatment of health issues, and decreased stress and anxiety. 

case managers conducting household assessments will evaluate different household environmental 
conditions such as mold, rodents, insects, general housekeeping to address specific and overall 
health conditions. case managers and substance abuse outreach workers will also assess any 
substance abuse issues, and provide appropriate referrals for adults and young people. this  
assistance will be followed by ongoing monitoring and services to support recovery.

invEStmEnt StratEgiES

Short and mid-term: 

work with case managers to assess household health conditions, and refer/connect residents to 
appropriate services and treatment. develop an adult wellness program that integrates health 
education, mental health, and fitness programs during school hours. identify and coordinate the 
provision of existing government programs offered by the district’s health, mental health, human 
services and recreation agencies. work with the addiction Prevention and recovery administra-
tion (aPra) to identify substance abuse resources within and outside of the community to better 
meet the needs of those trying to seek treatment or stay clean. track health and wellness plans 
through case management. 

long-term: 

Ensure that resources and infrastructure are available to meet residents’ health needs. 
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outcomE goalS

•	 25%	of	adults	enroll	in	adult	wellness	programs

•	 75%	of	enrolled	adults	report	improved	health	status	after	one	year	in	wellness	programs	

•	 50%	of	households	with	adult	and/or	pediatric	asthma	report	reduction	in	acute	asthma	attacks

Priority 4: SaFEty and SEcurity 

long term safety and security will be improved through the implementation of the overall new 
communities initiative. however, immediate safety and security needs must also be addressed. 
this is best achieved through a community policing program where the metropolitan Police de-
partment (mPd) and dhca office of Public Safety partner to resolve many of the community’s 
ongoing safety issues of drug sales, prostitution, and criminal activity conducted as a result of 
these two factors by outsiders. increased foot patrols by both mPd and dcha are needed on 
the site and around the larger community. Patrols are also needed at random times and hours 
because perpetrators grow accustomed to scheduled policing. increased police-community commu-
nication is needed to improve relations and trust with the community. 

invEStmEnt StratEgiES

Short and mid-term: 

work with mPd to increase police and other visible law enforcement resources to the area. Se-
cure onsite building level security in coordination with operation reclaim. include resident repre-
sentation on existing public safety initiatives such as weed and Seed and the community’s own 
orange hat Patrols.

outcomE goalS 

•	 Increased	police	resources	on-site	and	within	the	area

•	 Explore	possibility	of	building	security	by	March	2008

•	 Increased	lease	compliance

•	 Reduce	the	number	of	drug-related	offenses	by	30%

human caPital BudgEt (EStimatEd ovEr FivE yEarS)

Financing human capital investments will require approximately $3,125,000 over a five year  
period in programs and services including:  

•	 $875,000	for	comprehensive	case	management	and	supportive	services	including	health	 
 screening, assessment and linkages to treatment

•	 $750,000	to	build	on	high	level	of	parent	engagement,	support	stronger	school	linkages,	 
 tutoring and positive out of school time supports for youth 

•	 $750,000	to	support	adult	education	and	employment	training	programming

•	 $750,000	for	substance	abuse	outreach,	mental	health	supports,	community	health	education		
 programming and expansion of adult recreational/wellness opportunities

•	 Additional	funding	for	enhancing	public	safety	efforts	including	building	level	security.	

dEvEloPmEnt Plan, SitE control and PhaSing

the Park morton new community redevelopment Plan includes replacement of 174 existing public hous-
ing residences. approximately 152 replacement units and 7 homeownership units for qualified Park mor-
ton residents will be built on-site with 46 additional replacement units built off-site on other properties 
within the planning area. the redevelopment Plan augments the housing mix with the  
addition of approximately 317 workforce/market-rate housing units. 

houSing mix

the redeveloped site’s new housing units will include a variety of for-sale and rental options. home-
owners will be able to choose from a variety of unit types. market rate apartments in the redeveloped 
community will vary based on the incomes of target market segments, ranging from $1,060/month to 
$1,700/month. market rate for-sale condominiums range in price from $260,000 to $470,000 and 
duplex and duplex-flats range in price from $375,000 to $520,000 for market-rate buyers (in 2007 
dollars). homeownership opportunities for current income-qualified Park morton residents range from 
$79,000	for	a	1-bedroom	unit	to	$113,000	for	a	3-bedroom	duplex.	

the rental housing alternatives include mid-rise apartments (four to six stories) with family style  
duplexes offered for larger households. 

the redevelopment Plan envisions providing improved community facilities including a community 
center and a new 10,000 square foot park. 



SitE control

the Park morton redevelopment site currently owned by dcha will accommodate approximately  
477 units including 152 replacement rental units and 7 homeownership units. during the planning 
process, off-site locations identified within the planning area included privately held property and  
city-owned	land.	Efforts	to	negotiate	with	private	developers	of	new	projects	within	the	community	have	
proved fruitful. as a result, approximately 46 off-site replacement units will be provided in  
private developments within the planning area. 

dEvEloPmEnt PhaSing & rElocation

the Park morton redevelopment Plan calls for the redevelopment of a public housing site into a 
mixed-income community with an improved quality of life for families. through this initiative, the 
district will replace each existing low-income unit with a new unit (one-for-one replacement) and add 
workforce/market-rate housing units, creating a mixed-income community. the overall goals of the 
program	include	improving	educational	opportunities,	job	training	and	human	service	programs	suf-
ficient to improve the economic conditions of the area’s current residents.

the neighborhood redevelopment requires a phased approach. through the redevelopment initiative, 
the district proposes to minimize the number of moves for existing residents, thus minimizing temporary 
relocation. understanding the need to limit the number of times existing residents move greatly influ-
enced the phasing decisions. in an effort to minimize the number of times individual households move, 
the initial phase of new development focuses on the development of buildings that will be able to house a 
large number of current residents, and takes advantage of the number of vacant units on-site. in addition, 
46 off-site units will be delivered and those families who choose to relocate permanently off-site will be 
able to do so. 

Phasing	occurs	over	a	9-year	period	of	time,	beginning	with	planning	and	design	of	the	off-site	units	
and final negotiations with private developers that own the relocation properties. Subsequent phases 
require two to four years each to allow construction of new units on a staggered schedule to reduce 
temporary relocation. 
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Park morton rESidEntial dEvEloPmEnt Summary

For-SalE 	 	 	 	 	 	 	%
Park morton  

rESidEntS
% markEt/work-

ForcE unitS
2-Story duplex 21 10% 2 90% 19

duplex-Flats 41 0% 0 100% 41

Bldg c - 4 story 29 18% 5 82% 24

Subtotals 91 7 84

on-Site Park morton homeownership units 7 8%

market For Sale units 84 92%

rEntal 	 	 	 	 	 	 	 	 %
rEPlacEmEnt 

unitS
%

markEt/work-
ForcE unitS

2-story duplex 8 100% 8 0% 0

duplex-flats 17 100% 17 0% 0

Bldg c - 4 story 11 100% 11 0% 0

Bldg B - 4 story 40 33% 13 67%	 	 	 27

Building a Park rd 168 33% 56 67% 112

Building d - u-shape 142 33% 47 67% 95

Subtotals  386 153 233

on-site rental replacement units 153 40%

market rental units 233 60%

Plan totalS
on-Site replacement units 153 31%

on-Site homeownership for Pm Families 7 1%

off-Site replacement units 46 4%

market/workforce units 317 64%

total 523 100%



ProPoSEd SchEdulE and PhaSing 

ExiSting PlannEd
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Funding StratEgy

Financial analySiS

the financial feasibility of the development program was reviewed using detailed pro forma analysis 
by product type. the financial analysis outlined the cost to develop, potential revenue inflows and 
necessary	public	and	private	sector	investment,	resulting	in	the	estimated	gap	or	project	return.	The	
total	project	value	reflects	the	total	sales	proceeds	and	potential	private	investment	in	rental	housing	
and commercial/retail space (based on the capitalized value of future income). it assumes that the 
replacement units will be financed and held for a 40-year period with ownership of improvements 
transferred to the district’s housing authority at the end of the 15 year tax credit compliance period or 
the 30-year mortgage period. this strategy allows either the district or a private developer to finance 
(utilizing debt/tax exempt bonds) the replacement units (prohibited for units owned by the housing 
Authority)	reducing	the	overall	upfront	cash	subsidy	to	the	project,	while	maintaining	affordability	in	
perpetuity. the financial analysis assumes a substantial contribution of land value by the dc housing 
Authority,	as	well	as,	the	maximization	of	4%	Low	Income	Housing	Tax	Credits	(LIHTC)	to	fund	the	
project.	Should	either	or	both	of	these	assumptions	not	be	realized	in	the	actual	project	financing	the	
total	project	gap	will	substantially	increase.	

This	financial	analysis	indicates	a	need	for	additional	funding	sources	to	be	applied	to	the	project	to	
ensure viability. the unmet financial gap associated with the development program is estimated at 
$54 million in 2007 dollars. the costs include subsidy for the capital costs of building new low-in-
come	replacement	units	on-	and	off-site,	in	addition	to	relocation	assistance	payments	for	159	house-
holds, demolition costs and infrastructure costs.

Funding altErnativES

the redevelopment Plan requires both public and private investment in each of the three phases of 
development. the development strategy recommends leveraging several public sector financing tools 
including, the contribution of public assets, low-income housing tax credits (lihtc), community 
development Block grant (cdBg), housing Production trust Fund and the district’s low rent Sub-
sidy Program. additionally, the cross-subsidy provided by the market-rate residential and commercial 
development located on-site is another funding source. the following discussion of public sources 
includes those most likely to be obtained. 
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dEvEloPmEnt PhaSing

rEntal For-SalE
rEPlacEmEnt/ 

Pm FamiliES

Park morton 
occuPiEd unitS 

imPactEd  

%	oF Pm  
FamiliES

timElinE

Phase i
off-Site replacement units 22 0 46

Building a Park rd 168 0 56

SuBtotal 190 0 102 46 35% 2008-2011

Phase ii
Bldg B - 4 story 40 0 13

duplex-flats 17 41 17

2-story duplex 8 21 10

Bldg c - 4 story 11 29 16

SuBtotal 76 91 57 80 36% 2011-2015

Phase iii
Building d - u-shape 142 47

SuBtotal 142 0 47 33 30% 2015-2017

total replacement/ 
Pm Families*

206

total market units 317
total unitS (including  
on and off-site units) 

523

* includes homeownership opportunities for Park morton families in addition to 174 replacement units

Phase i note: an additional 24 units will be redeveloped to accommodate the 46 existing families in Phase i.
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contriBution oF PuBlic land

the housing authority will apply the land value of the Park morton site toward public housing  
replacement and to reduce the associated development costs. 

community dEvEloPmEnt Block grant Funding

the u.S. department of housing and urban development (hud) provides annual community devel-
opment Block grant (cdBg) funding to support housing and programs that benefit low- and moder-
ate-income residents. uncommitted cdBg funds may be used for the Park morton  redevelopment 
through direct funding or such programs as the Section 108 loan guarantee program. Section 108 
is the loan guarantee provision that provides a source of financing for housing rehabilitation, public 
facilities	and	large-scale	physical	development	projects.	These	funds	may	be	used	for	the	acquisition	
of real property; rehabilitation of publicly owned real property; housing rehabilitation eligible under 
cdBg; related relocation, clearance, and site improvements; payment of interest on the guaranteed 
loan issuance costs of public offerings and as debt service reserves. the maximum term of these loans 
is	limited	to	20	years.	Assuming	the	CDBG	funds	have	not	already	been	committed	to	other	projects,	
this type of commitment represents a reasonable source of additional public assistance to complete 
the Park morton new community. 

Specifically, cdBg funds should be applied to tenant relocation expenses, infrastructure costs and the 
development of community facilities. 

houSing Production truSt Fund

The	Housing	Act	of	2002	enabled	the	Housing	Production	Trust	Fund,	created	in	1988,	to	receive	
dedicated revenue. the district government sets aside 15 percent of the recordation and transfer 
taxes collected annually to produce and preserve affordable housing through a competitive applica-
tion process. housing Production trust Fund monies may be used as grants or loans to fund pre-con-
struction, demolition, construction and land acquisition costs associated with new affordable housing 
construction. Furthermore, in 2005 the district of columbia government authorized the use of $16 
million of housing Production trust Fund to support bond financing issued by the district in support of 
the new communities initiative. it is anticipated that securitizing $16m of the hPtF funds for the next 
30 years will yield a net present value of $200 to aid in supporting the new communities initiative.

Specifically, hPtF should be applied to residential development cost gaps, the acquisition of  
off-site replacement units and private property acquisitions related to the execution of the redev- 
elopment plan. 

low-incomE houSing tax crEditS

the low-income housing tax credits (lihtc) is based on section 42 of the internal revenue code. 
the lihtc provides a credit against tax liability or a dollar-for-dollar reduction in the amount of taxes 
paid by tax credit equity investors as an incentive for investment in the construction or rehabilitation of 
affordable	housing.	Projects	financed	with	the	issuance	of	tax-exempt	bonds	qualify	for	an	automatic	
four-percent tax credit allocation. 

all rental product recommended in this plan assume the utilization of lihtc under the 50/20 funding 
guidelines.	These	guidelines	restrict	the	overall	rental	building	to	no	less	than	20%	of	the	units	remain-
ing	affordable	to	households	earning	no	more	than	50%	of	the	area	median	income	(or	$47,250		for	
a family of four).
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dEvEloPmEnt and FinancE StratEgy

dEvEloPmEnt gaP analySiS 

 

SourcES and uSES

Potential gap Sources  
cdBg (relocation, infastructure/community facilities) 
dc low rent Subsidy Program (ongoing rental subsidy) 
hPtF (construction development gap, off-site replacement units, private acquisitions)

total diStrict ProJEct SuBSidy $(54,420,000)

PhaSE i

ExPEnSE amount
rEPlacEmEnt 

unitS
markEt unitS

Building a $ 9,501,000

temporary relocation $ 672,000

temporary rental assistance $ 2,193,000

off-site replacement units (46) $ 12,592,380  

infrastructure costs $ 1,600,000

Estimated district Subsidy Phase i $ (26,558,000) 102 112

PhaSE ii

Building B $ 1,541,000

Building c $ 1,000,000

temporary relocation $ 1,169,000

temporary rental assistance $ 3,813,000

Private acquisitions $ 1,100,000

Park morton on-site unit Purchase for Pm rental Pool $ 3,435,000

infrastructure costs $ 5,599,000

Estimated district Subsidy Phase ii  $ (17,657,000) 57 110

PhaSE iii

Building d  $ 7,350,000

temporary relocation $ 482,000

temporary rental assistance 1,573,000

infrastructure costs $ 800,000

Estimated district Subsidy Phase iii  $ (10,205,000) 47 95

dEvEloPmEnt SourcES and uSES — total ProJEct

SourcES uSES

Private Equity $ 21,664,000 acquisition costs $ 10,885,000

tax credits $ 11,387,000 infastructure/Facilities construction $ 5,401,000

tax-Exempt Bonds $ 57,568,000 infastructure/Facilities Soft costs $ 2,597,000

traditional debt $ 25,888,000 multifamily rental hard costs $ 67,310,000

multifamily rental Soft costs $ 26,219,000

For-Sale hard costs $ 22,869,000

For-Sale Soft costs $ 8,623,000

off-Site replacement & Private acquisitions $ 13,692,000

Park morton on-Site unit Purchase for Pm rentals $ 3,435,000

temporary relocation costs $ 2,323,000

temporary rental assistance $ 7,579,000

total Sources $ 116,510,000 total uses $ 170,930,000

Project	Development	Gap	 $ (54,420,000)

Subtotal	Development	Project	Subsidy	Required $ (54,420,000)

Subtotal human capital Funding required $ (3,125,000)

total Park morton Public Funding required $ (57,545,000)

assumes separate financing for market and replacement units within same building. replacement funded with lihtc 
assumes Pm families pay $255/mos on average (based upon human capital results for average income) 
actual annual subsidy increases will be tied to lihtc rent limit increases to be determined by hud 
assumes	units	sold	to	DC	at	prices	affordable	at	30%	of	AMI 
assumes	no	taxes	due	during	project	predevelopment	and	construction 
assumes	all	project	financing	through	DCHFA;	4%	480	amort	1.2	DSC
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