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Chapter 1: Existing Conditions 
 
A key element of the NSP2 project is its focus on bringing growth to the target neighborhoods in an 
environmentally sustainable manner that emphasizes trees and open space. This chapter provides an 
overview of the current conditions in the Ivy City & Trinidad target neighborhood, considering both 
human capital and the physical environment. 
 
The chapter begins with an overview of the study area’s demographics and human capital, in terms of 
population, poverty, health outcomes, crime, and financial opportunities. The next section covers the 
physical environment: Ivy City & Trinidad’s history, current land use, and transportation options. The 
chapter then provides a summary of planned developments to occur in the near future, and ends with 
a description of the area’s natural assets—such as open space and trees—and how they can be 
augmented.  

 
NCRC gathered this information in collaboration with project partners in order to recommend 
investments that would most efficiently and substantially affect the study area’s quality of life. The 
neighborhood assessment and greening reports were prepared by Torti Gallas Urban, Inc., and the 
Urban Institute provided the social demographic report. Information on bank branches and mortgage 
disparities was researched and compiled by NCRC. Finally, comments from neighborhood residents 
and related stakeholders were gathered in a series of meetings held by NCRC in spring 2011.  

1. The Area’s Human Capital: Demographics and Challenges 

The Ivy City & Trinidad study area encompasses seven census tracts—79.01, 79.03, 88.02, 88.03, 
88.04, 89.03, and 89.04 and portions of census tract 106—and includes the campus of Gallaudet 
University and the Mt. Olivet Cemetery. These areas are highlighted in Figure 1, which also illustrates 
the study area location in the broader District of Columbia context. In addition to the neighborhoods 
of Ivy City & Trinidad, the study area includes the neighborhoods of Carver/Langston, Rosedale, 
Kingman Park, and the Near Northeast.  
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Brief History 
 
Located outside of the original L’Enfant plan of Washington, both Ivy City & Trinidad developed in 
the early part of the twentieth century. Ivy City grew more organically, largely in response to the need 
for housing for workers around the rail line on New York Avenue. Crummell School, built in 1911 
and located at the end of Central Place, is the most distinctive neighborhood institution.  
 
The fortunes of both the school and the neighborhood paralleled those of the railroad, which declined 
significantly in the 1960s. Occupied for a short time in the 1970s, the school has since been vacant and 
has suffered considerable physical deterioration. The Department of Housing and Community 
Development (DHCD), together with other city agencies, is actively working on soliciting developer 
proposals for its renovation and reuse. 
 
Located on land originally owned by a native of the Caribbean island nation, Trinidad had a 
succession of early landowners, including Columbia College (now George Washington University) 
and the Washington Brick Machine Company. Gallaudet University, originally the Columbia 
Institution for the Instruction of the Deaf and Dumb and Blind, was founded in 1856 on two acres of 
land north of West Virginia.  
 
 

Figure 1: Neighborhood Map Torti Gallas Urban. 
[Neighborhood] Neighborhood Assessment. September 2011 
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Residential development began in the southern blocks in the early 1900s in what is today known as 
Lower Trinidad, and gradually moved to the north (Upper Trinidad) in the 1940s and 50s. Although 
not directly impacted by the 1968 riots and the devastation on H Street, the neighborhood suffered 
from the urban disinvestment and decline of the subsequent decades. It was particularly hard hit by 
the crack epidemic of the 1970s and 80s. An upsurge of violence in the summer of 2008 has more 
recently negatively impacted the neighborhood and its public image. In recent years, however, the 
fortunes of the neighborhood have improved. The revitalization occurring in the H Street corridor is 
beginning to impact the southern portions of Trinidad. One of the few neighborhoods in the city 
offering affordable homeownership opportunities to young families, Trinidad has benefited from an 
influx of new residents and private investment, as well as public investments in the two recreation 
centers, one of which is currently undergoing expansion. 
 
The 2010 census found that a total of 23,880 people lived in the study area in 2010, an increase of 6 
percent from the 2000 census. Based on past demographic trends, Nielsen Claritas, a respected 
demographic provider, has projected that the study area’s population will decline by approximately 
one percent.   
 
According to the 2010 census, just over 77 percent of the study area’s residents were African 
American, 13.9 percent were white, 2.5 percent were Hispanic/Latino by origin, 1.1 percent were 
Asian, and the remaining 7.6 percent were some other race or a mix of two or more races.   
 
Only 6.6 percent of the study area’s households could be characterized as traditional families, e.g. 
married couples with children under age 18 (compared to 21.6 percent of all U.S. households). Non-
traditional families, e.g. single persons with children under 18, represent 23.7 percent of the study 
area’s households.  The remaining 69.7 percent of households do not have children.  

Incomes  

Median household income in the overall study area was estimated at $37,200 in 2010, considerably 
below the District’s median of $58,100.  More than 35 percent of the study area households had 
annual incomes below $25,000. Median household income in Trinidad was estimated at $38,600, 
slightly higher than that of the overall study area.  Approximately 33 percent of Trinidad’s households 
had annual incomes below $25,000. Ivy City is considerably poorer than Trinidad, with a 2010 
median household income estimated at $23,700, less than two-thirds that of Trinidad. More than half 
of Ivy City’s households had annual incomes below $25,000. This and other area demographic 
information is summarized below in Figure 2.   
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Crime 
 
Since 2000, crime rates have fallen noticeably in Washington, D.C., to about 12 crimes per 1,000 
people. Violent crime rates have fallen more slowly in Ivy City & Trinidad and, as of 2010, remained 
above the city average. Rates of violent crime in the neighborhoods reached a peak of 31.6 per 1,000 
people in 2003, but declined in subsequent years; in 2010, the rate was 17.8 per 1,000 people. 
 

Figure 2: Local Demographics Zimmerman/Volk Associates. [Neighborhood] 
Housing Market Analysis and Acquisition Strategy. March 2011. 
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Rates of property crimes in Ivy City & Trinidad are also generally higher than levels in the city as a 
whole. Property crimes in the neighborhoods rose to 76.8 per 1,000 people between 2000 and 2004, 
fell back to about 60 per 1,000 over the next three years, and then fell again to 46.4 in 2010. Property 
crime rates were extremely high in tract 88.03, however; they reached a peak of 242.6 per 1,000 
people in 2004, then fell to 88.9 per 1,000 people in 2010, which was almost twice the neighborhood 
average. 
 
Financial Opportunities 
 
Bank branches 
 
The study area contains only five bank branches, with each one serving nearly 4,500 people. In 
contrast, it holds one payday lender, six check cashers, and two pawnshops. Across all three NSP2 
neighborhoods, the number of residents per fringe outlet is significantly lower than the number of 
residents per bank branch; in fact, residents of the NSP2 neighborhoods have access to roughly twice 
as many fringe banking outlets as traditional bank branches. The opposite is true throughout the 
District as a whole.  
 
Mortgage patterns 
 
In 2007, lending institutions issued prime conventional loans to 14 percent of all homeowners 
throughout the District of Columbia. Households in the study area received prime conventional 
lending at a higher rate of 16.37. However, while prime lending was relatively healthy in the study 
area, high-cost lending was disproportionately high. While 13 percent of all prime conventional loans 
made to owner-occupied housing units District-wide were high-cost in 2007, this figure was 23 percent 
in the study area. 
 
In 2009, prime lending in the District of Columbia remained relatively stable, with 13.8 percent of all 
homeowners receiving a prime conventional loan, but the percent of homeowners receiving a prime 
conventional loan in the Ivy City & Trinidad study area decreased to approximately 8 percent.  
 
FHA lending was generally higher in the study area; 41 percent of loans in the area were FHA loans, 
compared to 21 percent District-wide. This is not necessarily a good thing: while FHA lending is more 
sustainable than subprime lending, it’s also generally more expensive than prime conventional 
lending. In 2009, the overall denial rate for conventional loans in the District of Columbia was 
approximately 16 percent; in the study area, it was 22 percent. 
 
2.  The Physical Environment 
 
Topography, Land Use, and Vacant Space  
 
As with many other areas of the city, the street grid is located on the areas of flattest topography, with 
the steeper slopes occupied by large-scale open spaces. The entirety of Ivy City is on relatively flat 
ground, which helps unite it as a cohesive community. The topography of Trinidad is more diverse. 
While its boundary streets are relatively flat, the grade slopes uphill from its southern to northern 
boundaries. A small knoll sits in the neighborhood’s center, with its high point at the curved section of 
Holbrook Terrace. 
 
The land use pattern of the neighborhood generally follows that of the street system. Commercial uses 
are located on two of the larger scale roads at the perimeter, Florida Avenue and Bladensburg Road. 
Those on Florida are smaller-scale and generally accommodated in small-scale mixed-use buildings. 
Two new art galleries, Connor Contemporary Art and Industrial Gallery, are located in ground floor 
retail spaces in the 1300 block of Florida and are an outgrowth of the burgeoning H Street/Atlas 
District. More of these arts-related uses may appear on the avenue as the Atlas District continues to 
grow and strengthen. 
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Commercial uses on Bladensburg Road are more suburban in nature, typically one or two story free-
standing buildings surrounded by parking lots, and include several car dealerships and small-scale 
industrial buildings. The sporadic nature of building frontage and presence of parking lots along the 
road endow it with a suburban quality. An additional set of commercial uses is clustered near the 
intersection of Mt. Olivet Road and West Virginia Avenue. 
 
As mentioned above, two recreation centers are located in Trinidad. Other civic and service uses 
include Wheatley Elementary School, associated with the Joseph Cole Recreation Center in lower 
Trinidad, as well as the Fire Station, several churches and clinics on Florida Avenue. Two city 
agencies are located in Ivy City. 
 
The housing fabric in Ivy City is not fully intact and a number of vacant lots exist. In Trinidad, in 
contrast, vacant lots are relatively few and the overall impression of the neighborhood is of a relatively 
stable community.  
 
Transportation  
 
Both communities are reasonably well-served by an interconnected pattern of residential streets. The 
street right-of-ways in Trinidad typically include sidewalks and a grass panel for street trees with most 
blocks containing internal alleys. Parking for residents is either off-street or in parallel parking along 
streets. Currently neither community has a resident permit parking program and area residents feel 
this is not necessary and would be a financial burden. In some areas, sidewalks are in disrepair.  
 
The intersections at West Virginia Avenue and Mt. Olivet Road, and Mt. Olivet and Bladensburg 
Road, are particularly dangerous for area residents. The installation of highly visible pedestrian 
crossings and sidewalks at these busy intersections is needed. 
 
Also important is the elimination of truck traffic on Gallaudet Street generated by the industrial uses 
along New York Avenue. It is recommended that the street be signed to prohibit trucks, something 
that occurs in other residential neighborhoods in the city. This is especially important to strengthen 
the connectivity between the Crummell School site and adjacent residential blocks, particularly if the 
building is renovated. 
 
Both communities are reasonably well-served by bus lines. Four bus routes run through Trinidad and 
connect north to the Rhode Island Metro station or west to downtown. Two additional lines serve Ivy 
City and connect on a northern route to the Fort Totten Metro station. While these lines provide a 
reasonable service area, residents complain both about their frequency and reliability. Metrobus is the 
primary public transportation for both communities. The nearest Metro stop is the New York/Florida 
Avenue station, which is well outside the half-mile or ten-minute walk recommended for a viable 
transit alternative. 
 
Although there are a considerable number of bicyclists in the neighborhood, facilities to promote 
biking are limited. The Capitol Bikeshare station at the New York/Florida Avenue station does 
provide a reasonable connection between the neighborhood and the Metro. The bikeshare stations on 
H Street are within reasonable proximity to lower Trinidad, but remote from the northern blocks and 
very far from Ivy City. Streets with bike lanes are in short supply. West Virginia Avenue is the only 
street currently mapped by DDOT with a bike lane.  
 
In addition, there is the remnant of an old B & O railroad right-of-way in the blocks between West 
Virginia Avenue and 16th Streets. The utilization of this right-of-way as a bike lane, potentially 
through the Rails to Trails program, would provide a connection to the bike lane on West Virginia 
Avenue, linking both communities and the H Street corridor to the proposed Walmart development at 
New York Avenue and Bladensburg Road.  
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________________________________________________________________________ 
 

RECOMMENDATIONS: Add bike lanes along Mt. Olivet Street or the east/west 
streets in northern Trinidad to provide a more comprehensive system. Additional 
bike racks should also be installed within the neighborhoods; the two recreation 
centers are ideal locations.  
________________________________________________________________________ 
 
3.  Planned Developments  
 
Although not numerous, a number of new developments are planned in and around the 
neighborhood. As a result of the NSP1 program, fifty-eight new homes have been built in Ivy City. 
Three developers, Manna, Mi Casa and Habitat for Humanity are involved and the new units are a 
mix of single family detached and small-scale apartment buildings. 
 
New development is pushing north and touching the boundaries of Trinidad as a result of the H Street 
streetcar project and general revitalization of the corridor. The H Street streetcar will be a new 
east/west transit line, connecting from Minnesota Avenue east of the river to K Street in downtown. 
The first phase is currently anticipated to be complete in fall 2013. The presence of this new transit 
system, with a stop at the starburst intersection of Bladensburg Road and Florida Avenue, will 
doubtless spur new development in the encircling blocks. However, existing north/south connections 
from Ivy City & Trinidad to H Street are very limited, and there are currently no bus routes that 
connect from either neighborhood to H Street. Bus routes should be altered to provide more efficient 
connections from the neighborhoods to the new streetcar. 
 
The Flats at Atlas District is a 257-unit luxury apartment building being developed by Clark Realty 
Capital on the vacant lot at Bladensburg Road and Maryland Avenue. The project will include 5,000 
square feet of ground floor retail and a number of apartment amenities. Construction is underway and 
anticipated to be complete by May 2012. Just to the north is a vacant lot that will soon be the location 
of an Aldi’s, a small-scale grocer that used to be in the neighborhood and has plans to return in a new 
building. Across the street, a new green grocer will be opening a store in an existing mixed-use 
building at the corner of Trinidad and Florida Avenues. 
 
The largest new development in the vicinity of the neighborhood will be a new Walmart, one of four 
new stores currently planned in the District and scheduled to open in late 2012. Located on the 11-
acre site at Bladensburg Road and New York Avenue, the new store will be between 80,000 and 
120,000 square feet and will include a full grocery, pharmacy and general merchandise. 
 
4.  Greening Efforts 
 
Ivy City & Trinidad are compact, walkable communities with a reasonable diversity of land uses. 
They are well-served by a variety of transit systems. The portions of Trinidad close to the H Street 
corridor have a high Walk Score, reflecting their compact block and street pattern, and access to a 
broad variety of land uses. The northern portion of Trinidad and Ivy City do not score as high, and 
this reflects the more limited number of land uses within walking distance. Public Transportation 
scores are excellent for both communities. The two neighborhoods are surrounded and enhanced by 
three large green reserves – Gallaudet University, Mt. Olivet Cemetery and the National Arboretum. 
A substantial tree canopy exists on these spaces and on private yards. The Green DC Map created by 
DDOE (Figure 3) highlights environmental assets throughout the city. The Green Map for the two 
neighborhoods identifies the limited existing green assets, which include the two recreations centers 
and a number of structures with green roofs. 
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Both neighborhoods are largely composed of an older housing stock that is not energy efficient and 
requires substantial investment to improve. The street tree canopy suffers from inconsistent tree 
plantings in Trinidad and the absence of street trees in Ivy City. Public green space in Ivy City is in 
short supply and consists of a single small park on West Virginia Avenue. 
 
Considering these strengths and weaknesses, NCRC worked with Torti Gallas Urban to develop a set 
of neighborhood greening strategies that improve the cleanliness of the public realm, increase the 
quality of existing green landscape elements, promote non-automobile transit and create a 
comprehensive regional greenway system. Resident input was very important in establishing key 
green priorities. Several meetings were held with area residents, including a focus group and several 
with the NSP2 neighborhood project leadership. Figure 4 is the visual developed to illustrate the 
neighborhood greening strategy. Green concepts included those that could be implemented as the 
direct result of NSP2 investments, through resident-lead initiatives or existing District programs.  
________________________________________________________________________ 
 

RECOMMENDATIONS: 1) Solve the littering problem on streets and public 
spaces; 2) Improve the streetscape canopy in Trinidad; 3) Install street trees on 
Capitol and Central Avenues in Ivy City; 4) Develop and improve neighborhood-
scaled green spaces in Ivy City; 5) Improve neighborhood access to existing green 
reserves; 6) Improve bus and other transit connections from Ivy City & Trinidad to 
the H Street Streetcar; 7) Support bicyclists in the neighborhood by improving bicycle 
facilities; and 8) Transform the existing green reserves into a regional green system 
by improving neighborhood connections. 
________________________________________________________________________ 
 
 

Figure 3: Map of Neighborhood Green Assets Torti Gallas 
Urban. [Neighborhood] Greening Report. September 2011 
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Figure 4: Greening Strategies Map Torti Gallas Urban. 
[Neighborhood] Greening Report. September 2011. 
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Chapter 2: Housing 
 

One of the fundamental aspects of the NSP2 project is its focus on improved access to decent, 
affordable housing. This chapter contains a summative breakdown of the NSP2 target neighborhoods 
of Ivy City & Trinidad’s housing market and economic and demographic conditions. The chapter also 
includes an analysis of potential properties for acquisition and rehabilitation through further 
investment from the Department of Housing and Community Development (DHCD). 

 
The chapter begins with an overview of the current housing context of Ivy City & Trinidad, as well as 
recommended strategies to strengthen affordable homeownership in the neighborhood. An analysis is 
then provided of the future population of Ivy City & Trinidad and sale projections, and realistic 
acquisition strategies to strengthen the communities are proposed. The next section of the chapter 
includes a breakdown of the barriers that the neighborhoods face in development. The final section 
lists recommendations to strengthen affordable homeownership in the area.   

 
In collaboration with project partners, NCRC has gathered this information to recommend which 
neighborhood properties should be targeted for acquisition, what new construction or rehab could be 
absorbed by the market, and which housing programs would be successful in Ivy City & Trinidad. 
The housing market analysis was conducted by Zimmerman & Volk Associates. The Center for 
Housing Policy provided recommendations on barriers to affordable housing, and foreclosure data 
was provided by the Urban Institute. Finally, NCRC’s Access to Finance report contributed an 
illustration to the current disparities in home finance within the targeted NSP2 neighborhoods.  

 
1.  The Current Housing Context 

 
As of the 2010 Census, just over 42 percent of the broader Ivy City & Trinidad study area’s 11,740 
housing units were single-family attached units (rowhouses or townhouses); more than 47 percent 
were located in buildings of three to 19 units; 5.7 percent were located in two-unit buildings; 2.5 
percent were single-family detached houses; and 2.3 percent were in buildings of 20 or more units.  

 
15.4 percent of the units were estimated to be vacant.  Of the 9,930 occupied units, 60.6 percent were 
rented and 39.4 percent were owner-occupied, comparable to the tenure ratio throughout the city.  

 
Housing Types and Values, By Neighborhood 

 
The first part of Trinidad that was developed was the lower section; it’s largely made up of long 
strings of single family rowhouses with deep lots, many in the Wardmenesque and Tudor styles found 
throughout the District. While the blocks in the upper part of the neighborhood were originally laid 
out with single family lots, they were re-platted in the 1930’s and 40’s to accommodate small-scale 
apartment buildings, which became the predominant housing type. Although the scale and character 
of the rowhouses and apartment buildings in Trinidad are not dissimilar, their density and tenure are 
distinct; in an ideal condition, there would be more diversity and intermixing of the types within the 
blocks, rather than the stark distinction which currently exists.  
 
As of the 2010 census, just under 51 percent of the neighborhood’s 3,395 housing units were located 
in buildings of three to 19 units; approximately 39 percent were single-family attached units; 5.1 
percent were in buildings of 20 or more units; 3.6 percent were units in two-unit buildings; and 1.6 
percent were single-family detached houses. More than 15 percent of the units were estimated to be 
vacant.  Of the 2,840 occupied units, just under 59 percent were rented and 41 percent were owner-
occupied.  

 
Ivy City’s housing stock is markedly different from that of Trinidad: the neighborhood is a mix of 
small-scale residential buildings including single family homes, rowhouses and small-scale apartment 
buildings. The configuration and style of these vary. The block configurations lack rear alleys and 
have minimal front and rear yards. The character of the residential development, its proximity to the 
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industrial uses along New York Avenue, as well as the narrow width of the streets endow the 
community with a more urban character than Trinidad. 
 
In 2010, nearly 77 percent of its 445 housing units were located in buildings of three to 19 units; just 
over 11 percent were single-family attached units; 8.8 percent were single-family detached houses; and 
2.8 percent were units in two-unit buildings. As of the 2010 Census, more than 30 percent of the units 
were estimated to be vacant, some percentage of which are slated to be rehabilitated or renovated. Of 
the 310 occupied units, more than 78 percent were rented and 22 percent were owner-occupied. 

 
There are only a few affordable properties located in the Ivy City & Trinidad study area. These 
properties have been subsidized through a variety of programs, primarily low-income housing tax 
credits, tax-exempt bonds, Section 8, Community Development Block Grants, the Housing 
Production Trust Fund, public housing and HOME funds, or have been required through zoning 
restrictions.  

 
Only about 2.5 percent of all dwelling units in the Ivy City & Trinidad study area have been built 
since 2000. As in the rest of the District, new housing production in the study area posted double-digit 
growth rates through the 1960s, but has steadily fallen since then. The median value of owner-
occupied dwelling units in the wider study area was estimated at $262,300 in 2010, compared to the 
estimated $379,000 median home value in the District as a whole.  

 
Very little new construction has occurred in Trinidad since 2000, although several units have been 
renovated or rehabilitated throughout the neighborhood. A large-scale new luxury apartment 
building, the first in many years, is currently under construction in the Trinidad area. Upon 
completion in 2012, it will include 257 new studios, one-, and two-bedroom rental units.  

 
The median value of owner-occupied dwelling units in Trinidad was estimated at $260,800 in 2010.  

 
In Ivy City, until recently, there had been no new residential construction since 2000. Currently, 
however, up to 58 new or renovated dwelling units are being developed through the Ivy City Special 
Demonstration Project sponsored by DHCD. Three nonprofit developers, Habitat for Humanity, 
Manna, Inc., and Mi Casa, Inc., will be building the new units, all but six of which will be affordable 
to households with incomes below 80 percent of the DC AMI; some will be affordable to those 
making 40 percent of AMI or less. On average, a one-bedroom/one-bath unit is priced at $98,000; a 
two-bedroom/two-bath units is priced at $165,000. Although they are not yet complete, many of the 
units have already been reserved or purchased.  

 
The median housing value in Ivy City was $240,300. 

 
Vacant and Blighted Houses 

 
Vacant and blighted buildings are sprinkled throughout Trinidad and include both single family 
dwellings and small-scale apartment buildings. While there are a considerable number of vacant 
dwellings, they are not concentrated in any one area but are within continuous strings of intact 
rowhouses or apartment buildings, and thus do not create an overall impression of physical blight or 
deterioration. Vacant lots are relatively few. Several are clustered around the semicircle at Queen 
Street with others scattered throughout the neighborhood. Overall, these are minor interruptions in 
the residential fabric and the overall impression of the neighborhood is of a relatively stable residential 
community.  
 
The lack of maintenance on facades and front yards at apartment buildings in upper Trinidad have as 
much negative impact as the vacant lots and buildings. Area residents report significant issues with 
negligent landlords for some of these apartment buildings.  
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The housing fabric in Ivy City is not as intact as that of Trinidad, and despite the new 58 units created 
through NSP1, a number of vacant lots remain. Vacant buildings are dispersed throughout with a 
concentration of them in the narrow block between Capitol Avenue and West Virginia Avenue.  
 
Foreclosures 
 
The NSP2 target areas, including Ivy City & Trinidad, have been particularly susceptible to 
foreclosure issues. In the past four years, these neighborhoods have seen an average rate of 38 
foreclosures per 1,000 households. Comparatively, the average rate for the District of Columbia from 
2007 to 2011 was 15 foreclosures per 1,000 households. Similarly, the NSP2 areas constitute 
approximately 6 percent of the city’s population, but were responsible for roughly 21 percent of its 
foreclosure filings between 2007 and 2010. 

 
The broader Ivy City & Trinidad study area has seen increasing numbers of foreclosed properties, 
depressing values and inhibiting sales of non-foreclosed units. In 2009, 70 single-family homes and 
one condominium were sold through foreclosure in the study area.  Nineteen of the single-family 
foreclosures were located in Trinidad. Three were sold in the census tract in which Ivy City is located.  
The 70 single-family foreclosures ranged in sales price from $51,632 to $447,800 and the 
condominium unit sold for $253,253.  

 
During the first nine months of 2010, there were 52 foreclosure sales of single-family homes and four 
condominium foreclosures in the study area as a whole, a drop of nearly 32 percent since the peak in 
2008. Twenty-four of the single-family and one of the condominium foreclosures were in the Trinidad 
neighborhood, and six were in the Ivy City census tract.  

 
The median sales price of single-family foreclosures in the first nine months of 2010 was $187,965, 
with the least expensive foreclosure selling for only $54,232 and the most expensive for $435,903. The 
median sales price of a foreclosed condominium was just over $187,200, with the most expensive sale 
at$239,851, and the least expensive sale with a value at $96,643. 
 
 
 
 

 

 
 

 
 
 

Figure 5: Local Foreclosure Trends Urban Institute and 
NCRC. Neighborhood Foreclosure Analysis. April 2011. 
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Home Sales 
 

In March 2011, 76 residential properties were sold in the 20002 zip code, which extends  
beyond the study area to the northwest and south, for a median sales price of $375,000, up eight 
percent over February.  In contrast, a total of 609 residential properties were sold citywide in March, 
at a median sold price of $372,000, an increase of 14 percent from February.   
 
Six units (one house, five condominiums) sold within the Trinidad neighborhood in March 2011, for a 
median price of $202,000.  The house sold for $237,000, and the five condominiums sold for a median 
price of $150,000.  Twenty-three units were on the market, at a median list price of $225,000; the 
asking prices ranged from $105,000 to $385,000.  The length of time on the market for the current 
listings ranges from six days to 278 days; almost half have been on the market for longer than three 
months.  

 
During the same month, only one sale was registered in the Ivy City neighborhood, at a sold price of 
$40,000.  All of the units currently on the market in Ivy City are part of the Special Demonstration 
Project.  

 
Community Conditions and Challenges  
 
In addition to using market data provided by Zimmerman/Volk Associates and socioeconomic and 
demographic data provided by the District government, the Center for Housing Policy conducted a 
number of stakeholder interviews and focus groups with residents, Advisory Neighborhood 
Commission members, local developers, and relevant District officials to provide deeper insight into 
barriers to homeownership and other current community challenges.   

 
Economic and housing market conditions in Ivy City & Trinidad pose a unique set of barriers to 
affordable homeownership for residents. Incomes in the area are very low relative to the DC metro 
area, with median incomes around 40 percent of the area median income for the greater DC region. 
At this income range, even with financial support, attaining sustainable homeownership is often very 
difficult. Unemployment is high, and many residents have hourly wage jobs with varying hours every 
week, making their income uncertain from month to month. Additionally, some residents struggle 
with less-than-stellar credit issues.  
 
The majority of study area residents—some 60 percent—are renters. Many focus group participants 
complained that several rental housing units within the Ivy City & Trinidad community are in poor 
condition: the buildings are old and the wiring is no longer reliable; maintenance has been spotty; 
some units have water damage, mold, or pests; and codes are not always enforced. Nonetheless, these 
residents said, landlords may still charge almost $1,000 for a one-bedroom apartment, despite 
neglecting their properties.  

 
Nonetheless, focus group members emphasized that entering homeownership for the first time can be 
a very complex process for households that have been renting all their lives. Signing an annual or 
monthly lease is much simpler than the tricky process of finding a home for sale, making an offer,  
qualifying for financing, and then securing financing in a timely manner in order to close on the 
property. And maintaining one’s own home—and paying for all repairs—is very different from getting 
in touch with a landlord (or trying) when something breaks down. 
 
Some participants were skeptical of their ability to ever become homeowners. One attendee pointed 
out that a program that assists a potential homeowner with a few thousand dollars towards a purchase 
payment doesn’t raise that individual’s income bracket, which means they may run into serious 
trouble if additional costs arise down the line. Still, some participants expressed an interest in rent-to-
own programs that could help them become homeowners.  
 
However, a common theme was frustration with a lack of information on housing programs and 
projects. For example, few participants were aware of the 58 affordable homes being built in Ivy City, 
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or knew much about Habitat for Humanity. Stakeholders pointed out that the area lacks a grassroots, 
neighborhood-based organization that promotes and fosters affordable homeownership opportunities 
for low-income residents. Other lower-income neighborhoods in DC, such as Historic Anacostia, have 
a somewhat more established network of neighborhood-based support organizations that can 
effectively reach out to residents and provide the educational resources necessary to help residents 
prepare for and sustain homeownership. 
________________________________________________________________________ 
 
RECOMMENDATIONS: Consider a hybrid approach to building local capacity, in 
which an existing neighborhood-based nonprofit is trained and resourced to handle 
outreach – i.e., holding general information sessions on the homeownership process 
and the availability of assistance through DC programs – while an established 
homeownership education provider is enlisted to hold classes and provide 
individualized education services to residents in Ivy City & Trinidad. This would 
capitalize on the trust and visibility of an existing grassroots neighborhood-based 
nonprofit to handle community outreach activities, while simultaneously utilizing 
the expertise of an existing homeownership education group like Manna to handle 
the more formal aspects of homeownership education and counseling. 
________________________________________________________________________ 

2.  Future Population and Sale Projections  
 
Analysis of the most recent District of Columbia migration and mobility data available from the 
Internal Revenue Service from 2003 through 2007 shows that the city as a whole experienced steady 
increases in in-migration throughout the period, with the number of out-migrating households rising 
only slightly.  
 
As derived from migration analysis based on the most recent taxpayer records from the IRS, census 
data, and information obtained from real estate professionals, nearly half of the households that could 
potentially move to the study area are moving from within the District, 19.4 percent are moving to the 
District from elsewhere within the metropolitan region, four percent are households moving from 
other large American cities (Manhattan, Chicago, Los Angeles, Boston, and Baltimore), and 27.2 
percent are moving from elsewhere in the United States.  

 
A housing market analysis conducted by Zimmerman/Volk Associates, a research and analysis firm, 
used a target market methodology based on neighborhood preferences, among a variety of other 
factors, to differentiate the potential market for the study area. After discounting those segments of the 
city’s potential market that would choose other urban neighborhoods or more suburban locations, the 
analysis determined that over 43 percent of potential buyers in the study area are likely to come from 
other areas in the District of Columbia; almost a quarter may come elsewhere in the United States; 
17.6 may come from Prince George’s, Montgomery, Arlington, and Fairfax Counties, and the City of 
Alexandria; and under 15 percent may come from elsewhere in the study area.  
 
Using the same methodology, as well as IRS and census data, the analysis determined that almost 
6,200 households represent the annual potential market for new and existing housing units in the Ivy 
City/Trinidad study area. These households comprise 11.3 percent of the approximately 54,900 
households representing the annual potential market for new and existing housing units in the District 
of Columbia as a whole.  
 
The 6,190 households have been further detailed by income, relative to the District of Columbia MSA 
median family income—which, for fiscal year 2010, was $103,500 for a family of four—as follows:  
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Of the 6,190 households that represent the annual potential market for new and existing housing units 
in the Ivy City & Trinidad study area, over 3,800 have incomes between 30 and 120 percent of AMI. 
The housing preferences of these 3,840 draw area households segmented by income bands are shown 
below: 
 
 
 

 
________________________________________________________________________ 
 
RECOMMENDATIONS: Include 49.2 percent rental housing units (1,890 
households) and 50.8 percent for-sale housing units (1,950 households) in the mix of 
new units. This is based on the housing preferences of the target households that 
represent the potential market for new and existing units in the Ivy City & Trinidad 
study area.  
________________________________________________________________________ 
 

Figure 6: Housing Market Potential Zimmerman/Volk Associates. 
[Neighborhood] Housing Market Analysis and Acquisition Strategy. March 2011. 
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Details About the Households That Make Up the Potential Market  
 
Zimmerman/Volk Associates’ target market analysis indicated that the potential market for new 
housing units within the Ivy City & Trinidad study area consists of a diverse mix of households. 
Excluding households with incomes below 30 percent and above 120 percent of AMI, the general 
market segments that represent the potential market for new and existing housing units in the study 
area are younger singles and childless couples (61 percent); traditional and non-traditional family 
households (28 percent); and empty nesters and retirees (11 percent).  

 
The Market for New and Newly Renovated Construction  
 
Zimmerman/Volk Associates has determined over the near term—the next two or three years—those 
households in the broader study area that prefer and are able to purchase new construction, rather 
than existing or renovated units, currently represent approximately two percent of the potential 
ownership market, given the production of appropriately-positioned new housing. Another two 
percent of the potential ownership market would purchase newly-rehabilitated or renovated units, for 
a combined capture of four percent of the potential ownership market. Longer term—three to five 
years—with marked improvement in the national and local economies, the market capture of newly-
constructed ownership units is likely to rise to three percent, and four percent for newly-renovated 
units, for a combined market capture rate of seven percent. 
 
Over the near term, those households in the broader study area that prefer to rent newly-constructed, 
rather than existing or renovated rental units, currently represent approximately three percent of the 
potential rental market. Over the near term, another three percent of the potential rental market would 
rent newly-rehabilitated or renovated units, for a combined capture of six percent of the potential 
rental market. Longer term, with marked improvement in the national and local economies, the 
market capture of newly-constructed rental units is likely to rise to five percent, and five percent for 
newly-renovated rental units as well, for a combined market capture rate of 10 percent.  
  
Based on these capture rates, the greater study area should be able to support an average of up to 191 
(113 rental and 78 ownership) newly-constructed and newly-rehabilitated housing units per year over 
the short term and up to 326 (189 rental and 137 ownership) newly-constructed or newly-rehabilitated 
housing units per year in the longer term.  
 
Because the Near Northeast neighborhood is rapidly gentrifying since the construction of the New 
York Avenue metro station, along with the new development that has moved out from Union Station, 
and the new bars and restaurants that are locating along the H Street corridor, that neighborhood is 
likely to capture a significant percentage of the identified market potential. If the Ivy City & Trinidad 
neighborhoods (excluding the Near Northeast, Carver/Langston, Rosedale, and Kingman Park) 
could capture between a quarter and a third of the annual market potential for the study area as a 
whole, the near term capture rates of the potential market for new or newly-renovated ownership units 
in those two neighborhoods would be a combined capture of one percent, and the longer term capture 
rates would be a combined capture of two percent. The near term capture rates of the potential market 
for new or newly-renovated rental units would be a combined capture of two percent, and the longer 
term capture rates would be a combined capture of three percent.  

 
Based on these capture rates, the individual neighborhoods of Ivy City & Trinidad should be able to 
support an average of up to 56 (38 rental and 18 ownership) newly-constructed and newly-
rehabilitated housing units per year over the short term and up to 97 (57 rental and 40 ownership) 
newly-constructed or newly-rehabilitated housing units per year in the longer term.  

 
Based on the socio-economic and lifestyle characteristics of the target households, the base rents and 
prices for newly-constructed and newly-renovated residential units that could currently be sustained 
by the market in the Ivy City & Trinidad neighborhoods is shown as follows:  
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The rents and prices outlined above are in year 2011 dollars; the rental units are positioned to be 
affordable to households with incomes that fall between 30 and 120 percent AMI; the for-sale units 
are priced to be affordable primarily to households with incomes between 50 and 120 percent AMI. 

 
3.  Acquisition Strategy 

 
The streetcar construction that has already occurred along H Street, and that will soon be underway 
on the Benning Road segment, is likely to create additional upward pressures on rents and prices in 
the study area in general, and the Trinidad neighborhood in particular, making the area decreasingly 
affordable over time for significant numbers of its current residents. Affordable well-maintained rental 
units will become especially scarce. In order to offset potential gentrification-induced displacement of 
lower-income households, the retention of existing affordable housing units and the provision of 
additional affordable units in the Ivy City & Trinidad study area will be a high priority. 

 
Trinidad in particular possesses many of the physical qualities of a sound urban neighborhood. It has 
a pedestrian-friendly street network supported by reasonable access to multi-modal transit systems, a 
good block structure with internal alleys and lots with front and rear yards, access to both 
neighborhood and regionally-scaled open spaces and a reasonable diversity of uses within walking 
distance. The neighborhood has recently been impacted by housing foreclosures, but their scattered 
location and small number as a percentage of the total housing in the neighborhood has limited their 
negative impact.  
 
Torti Gallas and Partners, an architectural and urban development consulting firm, recommended in 
its survey of the neighborhood that acquisition of foreclosed homes be scattered throughout the area 
rather than concentrated in any one place. When asked, area residents expressed a preference for this 
approach and were not in favor of focusing the investments in any one area. Acquisition and 
improvements to rowhouses and apartment buildings should include diversifying their tenure. 

 
 
 
 

Figure 7: Rent, Price, and Unit Sizes Zimmerman/Volk Associates. 
[Neighborhood] Housing Market Analysis and Acquisition Strategy. March 2011. 
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________________________________________________________________________ 
 
RECOMMENDATIONS: Where possible, develop vacant lots in lower Trinidad as 
stacked flats to diversify the largely single family home-ownership units. Renovations 
in upper Trinidad should increase the amount of home-ownership through rent-to-
own or other programs. Both of these are permitted in the existing R-4 zoning.  
 
It is also highly recommended that the acquisition and renovation of small three- to 
six-unit multi-family buildings become a key piece of the strategy to preserve 
affordable rental housing stock in the neighborhood.  At the time of writing, there 
were several four-unit multi-family buildings listed for sale in Trinidad, with asking 
prices ranging from $265,000 to $435,000. 
________________________________________________________________________ 
 
Targeted Investment Areas 

 
As determined by this analysis, over the near term, it is likely that up to 38 rental units and 18 for-sale 
units could be absorbed each year over the next two to three years within Trinidad and Ivy City. 
Properties to accommodate the forecast absorption over the near term should be selected for 
acquisition based on the following location criteria:  

 
• Areas on the streets that form the “public face” of the neighborhood—Florida Avenue, West 

Virginia Avenue, Bladensburg Road, and, to a lesser extent, Mt. Olivet Road;  
• Areas on streets where investment has already been made, is underway, or is planned, in 

order to support and sustain those investments and enhance the stability and marketability of 
the block; i.e., Montello Avenue and Holbrook Terrace;  

• Areas on interior blocks in the southern part of Trinidad, from Oates Street to Florida 
Avenue and from West Virginia Avenue to Bladensburg Road, as these will be subject to the 
greatest housing cost appreciation pressure from the new streetcar line.  
 

From the residential market perspective, and in priority order, the following properties selected by 
Green Door Advisors as prime sites to accommodate retail potential represent the most attractive sites 
for rental residential development within mixed-use buildings:  
 

• 1122-1164 Bladensburg Road, NE. Unless alternate parking can be provided, the number of 
residential units that can be accommodated on the site is likely to be less than 25 to 35 rental 
apartments. Rents will not be sufficient to support structured parking; 

• 1201-1239 Mount Olivet Road, NE.  This site is also important because it is located on one of 
the “public face” streets of the Trinidad neighborhood.  Again, the number of residential units 
is likely to be less than 40 to 55, unless alternate parking arrangements can be provided.  
 

Depending on the extent of redevelopment of each site, it is likely that these properties could 
accommodate a significant percentage of the forecast long-term rental absorption. 

 
Outside of the commercial corridors, and as noted above, permanent affordable rentals can be 
provided through the acquisition and renovation of four-unit multi-family buildings, which represent a 
significant percentage of the housing stock in Trinidad.  Depending on feasibility, the potential for 
establishing a rent-to-own program for occupants of units in selected buildings should also be 
explored. As of May 2011, a sampling of four-unit multi-family buildings listed for sale, in order of 
price, is as follows:  
 

• 1404 Holbrook, NE:  $265,000. Built in 1940.  4 one-bedroom units; 
• 1231 Penn, NE:  $299,900.  Built in 1935.  2 two-bedroom, 2 one-bedroom units;  
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• 1322 Orren, NE:  $330,000.  Built in 1932.  4 units; 
• 1660 Trinidad, NE:  $435,000.  Built in 1935.  4 one-bedroom units; 
• 1639 Montello, NE:  $439,900.  Built in 1941.  4 one-bedroom units. 

 
Residential Greening Strategies 
 
In addition to the broader neighborhood greening strategies outlined in the previous chapter, NCRC 
worked with Torti Gallas Urban to develop strategies to increase green residential building in 
Anacostia. The following recommendations aim to maximize the green standards of NSP2 
investments and tailor standards to building types and historic conditions unique to the neighborhood. 
________________________________________________________________________ 
 
RECOMMENDATIONS: 1) Require Green Communities Criteria for new mixed-
use buildings on commercial avenues; 2) Encourage participation in the Renewable 
Energy Incentive Program (REIP) for Multi-family buildings renovated with NSP2 
dollars; 3) Improve the green performance of existing dwellings through District-led 
seminars on cost-effective green home and yard improvements and existing District 
green programs; and 4) Increase code enforcement of existing multi-family buildings 
to address safety concerns and eliminate blighted landscape conditions. 
________________________________________________________________________ 
 
4.  Barriers to Development 
 
NCRC worked with the Center for Housing Policy to identify the specific barriers to homeownership 
that study area residents currently face. These are challenges articulated by the residents themselves, 
as well as by housing providers who specialize in preparing low-income families for homeownership 
opportunities.  
 
The Center for Housing Policy conducted a number of stakeholder interviews with residents, 
Advisory Neighborhood Commission members for the neighborhoods, local developers and relevant 
District officials. These interviews provided deeper insight into the barriers and home purchase issues 
that we could not have gauged through the data. Many of the insights provided in this section were 
gained through these interviews.   
 
Economic Constraints 
 
Economic and housing market conditions in Ivy City & Trinidad and Historic Anacostia pose a 
unique set of barriers to affordable homeownership for residents. Incomes in the study areas are very 
low relative to the DC metro area, with median incomes around 40 percent of area median income 
(AMI) for the greater DC region.  At this income range, even with financial support, attaining 
sustainable homeownership is often very difficult.  Lack of employment was mentioned by several 
participants in the Ivy City & Trinidad focus group as an obstacle to homeownership.  In addition, 
many residents have hourly wage jobs with varying hours week to week, making their income from 
month to month uncertain. 
 
Additional Costs and Complexities of Homeownership 
 
The majority of study area residents – some 60 percent – are renters. Entering homeownership for the 
first time can be a very complex process for households that have been renting all their lives, adding 
logistical challenges to the financial challenges.  Signing an annual or monthly lease is much simpler 
than finding a home for sale, making an offer on that home, qualifying for financing and then securing 
financing in a timely manner in order to close on the property.  There are also the ongoing costs and 
complexities of homeownership. Renters look to their landlords to take care of almost all maintenance 
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issues. As new homeowners, these households would be responsible – both technically and financially 
– for all needed repairs. Especially for lower-income households, a “big ticket item” like a leaking roof 
or failing heating / cooling system could put substantial strain on an already-tight household budget.  
The high cost of repairing homes that experience problems was highlighted as a barrier by participants 
in the Ivy City & Trinidad focus group. 
 
Lack of Knowledge about Homebuyer Assistance Programs and Purchase Process 
 
Another major challenge among potential buyers within the study areas is the lack of knowledge of 
affordable homeownership programs and opportunities. Residents are often daunted by the prospect 
of homeownership, given both its additional financial risks and the relatively greater complexity of 
purchasing and maintaining a home, compared to renting. 
 
Access to First Mortgage Financing 
 
On one hand, the decline of subprime lending has been a benefit to the study areas, minimizing 
resident exposure to unsustainable mortgages. In 2007, homeowners in Ivy City & Trinidad received 
high-cost loans at more than twice the rate of the residents in the District as a whole (4.8 percent, 
compared to 2.2 percent District-wide).  By 2009, these high-cost lending rates declined to negligible 
levels given tighter lending requirements and erosion of the subprime mortgage market.  
 
However, the tightening of lending standards that has accompanied the slow economic recovery has 
made it more difficult for households in these neighborhoods to access prime rate mortgages.  Prime 
lending rates in Ivy City & Trinidad, previously comparable to rates across the District, dropped 
drastically. Prime lending rates in the District remained almost unchanged (a slight decline from 14.0 
percent in 2007 to 13.8 percent in 2009) while those rates plunged in Ivy City/Trinidad (from 16.4 
percent to 8.0 percent). 
 
FHA lending increased substantially between 2007 and 2009, partially filling the gap left by the 
implosions of the subprime mortgage market. In 2009, FHA lending was disproportionately higher in 
the study areas than in the rest of the District – constituting 41 percent of all loans in Ivy City & 
Trinidad, compared to just 21 percent of loans District-wide.  
 
Despite filling in some of the gap left by the decline of subprime and prime lending in the study areas 
from 2007, FHA lending was not necessarily an ideal substitute for conventional lending to lower-
income families due to its cost generally being higher. Upfront and annual insurance premiums, along 
with higher processing fees on average made the interest rate on FHA loans 29 basis points (0.29 
percent) higher than that for the average conventional loan. Since FHA loans might be the only 
option for many lower-income households looking to buy a home in these neighborhoods, this higher 
cost of borrowing could pose an additional barrier. 
 
High Costs for New Construction and Rehab 
 
While housing prices in Ivy City & Trinidad are lower than in other parts of the District, the cost of 
acquisition and development in these communities is still substantial. Many of the properties that 
developers acquire need substantial, “gut” rehabilitation or complete demolition and new 
construction. To add to the high cost of rehabilitation or new construction, most of the properties 
acquired in these neighborhoods are scattered site parcels – they are individual attached or detached 
single-family homes or vacant parcels that are too small to do large-scale multi-unit development on. 
This prevents economies of scale and increases per-unit development costs. 
 
The end result is a relatively high per-unit subsidy need for homes that are selling at low price points 
affordable to very low-income families. One developer estimated that the total costs of developing a 
project of single-family homes in the target area in 2010/11 – including hard construction costs, 
marketing, supervision, homeownership education, carrying costs, etc. – were approximately 
$285,000 per unit.  With homes selling in the $150,000 to $175,000 range, the result is a very large 
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subsidy need per unit.  Subsidy amounts needed for multi-unit condominium projects are smaller 
given their smaller size and the economies of scale that can be employed. The developers currently 
building and rehabbing affordable homes in Ivy City estimated most condominium units needed a 
relatively lower per-unit subsidy amounts – around $50,000.  
 
In addition to relatively large subsidy amounts, developers often need multiple financing sources, 
adding to the complexity of the affordable development process. For example one project for one of 
the non-profit developers involved HOME funds, general unified funds from DHCD, and a 
construction loan from LISC. Other projects described included a similar amount of sources and often 
involved unique foundation or other charitable sources that might not be consistently available for 
future projects. 
 
5.  Summary Recommendations to Strengthen Affordable Homeownership in Ivy City & Trinidad 
 
Based on the very low-incomes of study area residents, the lack of awareness about the 
homeownership process and DC homeownership programs shown by residents during the focus 
groups, concerns that residents expressed about the high costs of ownership, and the fact reported by 
organizations working in the area that acquisition and quality rehabs of scattered site homes in the 
study area cost more than the homes can sell for, the Center for Housing Policy recommends the 
District of Columbia pursue the following actions: 
 

1. Expand resources for homeownership education and counseling system in Ivy City & 
Trinidad.  There appears to be a need for more outreach to and education of residents about 
the homeownership process and DC homeownership programs.  There are a number of 
options that should be explored, but our initial inclination would be to consider providing 
resources and training to an existing grassroots organization with strong roots in the 
neighborhood to provide general outreach and education about homeownership (i.e., hosting 
informal workshops, sponsoring homeownership fairs, etc.), but then to provide resources 
and incentives to encourage an existing high-capacity homeownership education and 
counseling organization, such as Manna, to provide more formal homeownership education 
classes and counseling on a regular basis for Ivy City / Trinidad residents.  This would 
leverage the trust of existing neighborhood non-profits as well as the expertise of an 
established counseling and education nonprofit. 
 

2. Build on the Section 8 homeownership program to assist more families in the study areas.  
Section 8 homeownership is one of the few vehicles that can help families with very low-
incomes attain homeownership without very large amounts of local subsidy.  Given the 
significant numbers of voucher-holders in the study area, we recommend that the City 
consider expanding its Section 8 homeownership program, with a particular focus on helping 
residents with vouchers in the study area.  One approach to consider would be to work to 
expand participation in the Family Self-Sufficiency (FSS) program as a feeder system for 
Section 8 homeownership. Like lease-purchase, FSS provides a formal way to engage 
residents while they work on improving their credit, learning about the homeownership 
process, and increasing their earnings.  A second approach to consider would be to strengthen 
links between Section 8 homeownership and nonprofit housing providers working in the 
study area by providing first preference for a limited number of vouchers each year to 
residents who are homeownership ready and referred by the providers. 

3. Study the possibility of new options for expanding access to soft, subordinate debt.  One 
option to consider would be to create a program similar to the Site Acquisition Funding 
Initiative but with a longer repayment period that would allow the funds to stay with the 
project as subordinate debt until the units are sold.  This financing would help fill the gap 
between project costs and available resources for development, while allowing extremely 
flexible repayment terms that will help projects get built. 
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4. Commission a study of the feasibility of a lease-purchase program in the study area 
neighborhoods.  Given the very low-incomes of study area residents, challenging credit 
profiles, and other obstacles likely to delay homeownership by several years, we recommend 
that the District study the feasibility of setting up a lease-purchase program in the target 
neighborhoods.  The first step is to inventory capacity and interest among providers and 
lenders and to assess whether the many operational challenges to such a program can be 
addressed and overcome.  Assuming the capacity and interest are there, and that the obstacles 
seem surmountable, the next step is the development of a business plan. 

 
5. Study the possibility of modifying the HPAP program to require that residents benefitting 

from a certain level of assistance under the program (say $30,000 or more) return both the 
original loaned funds and a share of home price appreciation to help the HPAP program keep 
up with increases in market prices over time.  The share of home price appreciation would 
only be due upon sale of the home.  This would help the program keep pace with housing 
price increases over time without increasing the housing cost burden of program participants 
and while still allowing significant opportunities for asset accumulation by homeowners. 
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Chapter 3: Business Development And Job Creation 
 
One of the most important components of the NSP2 project is its focus on bringing economic growth 
to the target neighborhoods—both in terms of increased commercial activity and revitalized corridors, 
and also with regards to the economic prospects of the residents of Ivy City & Trinidad, which has 
traditionally been an economically distressed area. 
 
This chapter provides an overview of the NSP2 target neighborhoods of Ivy City & Trinidad’s 
economic conditions and possibilities.. It includes a range of viable recommendations that are aimed 
at boosting the area’s economic vitality in the near future.  
 
The chapter begins by giving an overview of the study area’s “lay of the land” from a commercial 
perspective. Retail and office space, future real estate developments, and residents’ perspectives on 
their neighborhood’s strengths and weaknesses are presented. The next section looks at commercial 
possibilities: what kind of needs for retail and office space exist now, or can be projected in a few 
years, and which sites are the most prime for development? The final section focuses specifically on 
employment issues, and presents suggestions and initiatives that could greatly benefit Ivy City & 
Trinidad residents if implemented.  
 
NCRC gathered this information in collaboration with partners in order to seek out those investments 
that would most efficiently boost Ivy City & Trinidad residents’ economic options. The commercial 
market analysis was conducted by Green Door Advisors, and Democracy Collaborative wrote the 
report on developing cooperative businesses in DC. NCRC wrote the reports on employment skills 
and workforce training. 

 
1.  Current Commercial and Economic Conditions   
  
Despite the presence of blight among the vacant residential properties and the industrial uses nearby, 
the Ivy City & Trinidad neighborhoods sit in a strategic position. They are surrounded by major 
redevelopment efforts: the revitalization occurring along the H Street corridor, the proposed 
redevelopment of the Florida Avenue Market, and the planned Wal-Mart development at New York 
Avenue and Bladensburg Road. They are also proximate and accessible to NOMA, which has 
emerged as a significant and growing employment district, in addition to downtown DC and Capitol 
Hill.  
 
However, the main corridors of the study area are comprised of warehouse, industrial, or auto-
oriented uses; this is particularly true along Bladensburg Road, West Virginia Avenue, and Montana 
Avenue. These low-density uses are generally not compatible with residential neighborhoods, and 
serve to both isolate parts of the neighborhoods from surrounding areas and limit private commercial 
investment in higher-density and higher-value uses. Much of Bladensburg Road, in particular, is 
comprised of auto-oriented businesses, parking, vacant lots, and older stand-alone retailers.   
 
Ivy City & Trinidad are served by a wide array of civic and institutional uses.  The largest institutional 
presence is Gallaudet University, which may help drive growth and investment within the 
neighborhood. The area is also home to a number of arts and entertainment uses, particularly as the H 
Street corridor revitalizes. Just outside the study area boundary is RFK Stadium and the DC Armory. 
And there are a number of schools, churches, and active civic and community associations in the area. 
However, the neighborhoods do not have a specific community development corporation or similar 
community-based organization focused solely on revitalization within these areas.  
 
In this report, the study neighborhoods of Ivy City & Trinidad are at times analyzed in the context of 
the primary market area (PMA), a region that is larger than the study area and comprises the likely 
draw neighborhoods for retail or office space and consumers in the study area. The retail PMA was 
defined based on current retail supply and existing submarkets, consumer spending and commuting 
patterns, transportation and accessibility, neighborhood perception, and other physical barriers. The 
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office PMA was determined based on local and regional commuting patterns, transportation and 
accessibility, natural and other physical barriers, and existing office market dynamics.     
 
Retail Conditions 
 
The neighborhood is comprised of a variety of different retail and shopping center typologies. These 
include low-density retail centers within the residential neighborhoods, independent retailers scattered 
among industrial and warehouse uses, the revitalizing H Street corridor, and Hechinger Mall. 
However, despite the current and anticipated growth and investment in the H Street corridor, the 
majority the study area’s retail options lack the recent investment to be competitive with other retail 
destinations in the retail PMA (see figure below).   
 
 
 
 

 
  
 
Hechinger Mall is over 180,000 square feet and is anchored by a Safeway grocery store, offering the 
largest concentration of retail within the study area. One of Hechinger’s largest tenants, National 
Wholesale Liquidators, closed and left a large vacancy in the shopping center.  However, recent 
leasing activity will add a Ross Dress for Less to the mall, helping to fill a large portion of the space 
left vacant. Other current tenants at Hechinger Mall include Modell’s, Pizza Hut, Ashley Stewart, and 
Game Stop.  
 
Limited data on lease rates is available, but retail sites along Bladensburg Road and along Montello 
Avenue and Queen Street within the interior of the neighborhood are roughly $20-$30 per square foot. 
Many of the anchors tenants at Hechinger Mall are likely paying discounted rents of less than $20 per 
square foot. Just north of the study area along Bladensburg Road at South Dakota Avenue, a former 

Figure 8: Retail Primary Market Area (PMA) Map Green Door 
Advisors. [Neighborhood] Commercial Market Analysis. March 2011. 
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2,000 square foot gas station on a 15,000 square foot lot is actively leasing for $42 per square foot. The 
wide range of lease rates reflects both the variety of spaces available, from small scale to professionally 
managed spaces.   
 
The other larger shopping center present within the study area is the H Street Connection, a 40,000 
square foot strip center built along H Street in the late 1980s. The center is anchored by a Rite Aid, 
and other tenants include Subway, Sports Zone, Game Stop, McDonald’s, and Bank of America. The 
majority of other retailers present in the smaller neighborhood-oriented shopping centers and along 
the H Street corridor are convenience and small neighborhood grocery stores, health and personal 
care stores, neighborhood-based services like dry cleaners and financial institutions, and fast food 
restaurants.  
 
Lease rates for retail space along the H Street corridor range from $20 to $35 per square foot, 
depending on the condition of the space and location along the corridor. The retail space on H Street 
at the intersection with Bladensburg Road and Benning Road is achieving lease rates ranging from 
$20-$24 per square foot, compared to the higher rates of $30-$35 per square foot on the western 
portion of the H Street corridor.    
  
A number of the smaller retail centers and independent retailers scattered among industrial uses are 
older structures, some vacant or in dilapidated condition. The retail center on West Virginia Avenue 
at Mt. Olivet Road is one of the stronger performing retail centers within the interior of the 
neighborhood, and is home to Domino’s, the café Sugar, and a gas station and convenience mart.   
 
The lease rates for retail space along Florida Avenue in the study area range from $8-$12 per square 
foot for space in the Capitol City Market along 6th Street to the mid $30s per square foot for the 
planned Washington Gateway project at Florida and New York avenues. Retail space in the ground 
floor of offices in the NOMA neighborhood is achieving up to $50 per square foot.    
  
Office Space Conditions 
 
There is little traditional office space within the Ivy City & Trinidad study area, and most of what is 
there is interspersed among retail and industrial uses. The study area office space includes medical-
oriented, institutional, flex industrial space, and storefront office space along the H Street corridor. It 
is not positioned to compete with the Class A office space present in other locations in the office PMA 
(see figure below), which are driven primarily by the NOMA and Capitol Hill submarkets.  
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The newer Class A office space built in NOMA and the southwestern portion of the office PMA have 
lease rates between $30 and $50 per square foot. Renovated rowhouses and smaller office spaces are 
leasing for approximately $20-$35 per square foot, and some of the older office spaces along H Street 
and throughout the neighborhoods lease for a little as $10 per square foot.  The industrial and flex 
properties along West Virginia Avenue have asking rents ranging from $7.50 to $15 per square foot.   
 
Planned and Proposed Developments  
 
There are a number of planned and proposed projects in the pipeline within the PMA. Some are large-
scale retail plans: a Wal-Mart has been proposed at New York Avenue and Bladensburg Road, and 
the Shops at Dakota Crossing are planned for the intersection of New York and South Dakota 
avenues, and will include a Costco and Target.  
 
Within the study area, there is also an Aldi’s grocery store planned for the vacant lot between 
Maryland Avenue, I Street, and 17th Street, as well as a Denny’s restaurant under construction at the 
intersection of Bladensburg Road and Mt. Olivet Road. Other planned large-scale mixed-use projects 
include Washington Gateway at New York and Florida Avenues; New Town at Capital City Market; 
The Flats at Atlas District (under construction); and the proposed redevelopment of the H Street 
Connection on H Street. 
 
Overall, there are approximately 1,000-1,300 hotel units planned for the PMA, 7,000 residential units, 
5.5 million square feet of office space, and 1.3 million square feet of retail space.    
  
While not all of these projects may come to fruition, and the timing on some is quite long term, these 
projects will still have a significant impact on the local retail and office market and the type of new 
retail and office development that is feasible within the neighborhood. Many of the large-scale 
planned and proposed projects will have a limited impact on the five-year demand potential for Ivy 
City & Trinidad, but will influence long-term planning and redevelopment efforts.  However, as these 
projects deliver, increasing upward pressure on retail and commercial rents should be expected. 
 
 

Figure 9: Office Primary Market Area (PMA) Map Green Door 
Advisors. [Neighborhood] Commercial Market Analysis. March 2011. 
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Employment Statistics 
 
In 2010, there were 7,635 employees in the Ivy City & Trinidad neighborhood and 56,799 employees 
in the office PMA. Ivy City & Trinidad represents 13 percent of the office PMA’s employment, which 
includes NOMA, Capitol Hill, Brookland, and some of downtown D.C.   
 
In 2010, the top employment categories in the Ivy City & Trinidad neighborhood were public 
administration (16 percent); health care and social assistance (14 percent); administration, support, 
and waste management (8 percent); retail trade, and other services (7 percent each). There has been 
little change in amount of employment and the overall breakdown of employment proportions since 
2000. While the breakdown of employment by type is projected to remain fairly constant through 
2015, Claritas data projects a decline in total employment by 239 jobs. 
 
Employment trends in the office PMA are similar to those in the neighborhood, with the same 
industries representing the greatest share of employment. The one exception is professional, scientific, 
and technical services, which represent 13 percent of employment in the office PMA and only 6 
percent in the neighborhood.  
 
It is interesting to note that in the Ivy City & Trinidad neighborhoods there is a strong presence of 
industrial, warehouse, storage, and auto-oriented uses, yet these categories are not driving the 
neighborhood’s employment. Some of these land uses and facilities may be outdated and not used in 
the way originally designed, and they typically provide minimal employment compared to the land 
area occupied.   
 
Residents’ Views on Neighborhood Retail Options 
  
In coordination with NCRC and DHCD, Green Door Advisors conducted a focus group and 
disseminated resident surveys to obtain detailed information on the strengths, weaknesses, and 
opportunities of the local retail market as perceived by Ivy City & Trinidad neighborhood residents.   
  
Focus group responses 
 
The focus group was conducted on March 30, 2011, and drew over 30 attendees. During the event, 
residents were asked where they shop for different types of goods, how they feel about the retail 
offerings in their neighborhood, and any desired changes or additions to the local retail supply that 
they would like.  
 
Participants’ responses frequently centered on the lack of adequate variety and quality in retail options 
to suit their needs and preferences. In particular, the recent closure of the Wholesale Liquidators 
within Hechinger Mall has forced many residents to travel outside of the neighborhood to find a 
similar variety of goods at affordable prices, including electronics, furniture, and clothing. However, 
many residents anticipated that the planned Wal-Mart development at New York Avenue and 
Bladensburg Road will meet many of these needs.   
 
A second overriding theme was the lack of quality shopping experiences within residents’ 
neighborhoods. Specifically, participants felt that larger chain stores like Home Depot and Safeway 
provide poor customer service and inferior products compared to the same stores in other locations. 
They also believed that many goods are priced higher within the neighborhood than at the same stores 
located in other neighborhoods.   
 
Most residents appreciated the restaurant and entertainment options offered by the growth of the H 
Street corridor, although some believed the newer establishments did not meet their needs for 
affordable and friendly family restaurant options.  
 
Based on these conditions, many residents said they travel outside of their neighborhood for a 
majority of their shopping needs. Some go to other retail destinations in the District of Columbia 
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Heights or Downtown/Chinatown, but a substantial number of participants indicated that they shop 
in Maryland, particularly at retail centers in Prince George’s County.  
  
Survey results  
 
NCRC disseminated the resident survey online as well as in hard copy format directly to residents, 
and also made it available to residents at a number of community meetings held by NCRC and 
DHCD. To date, however, only 38 surveys were completed, representing a very small portion of the 
neighborhood. Despite the low participation, those who did participate represented a cross section of 
the Trinidad neighborhood, but there were no responses from Ivy City residents.    
 
According to survey responses, when residents shop within their neighborhood, they visit carry-out 
restaurants, liquor stores, convenience stores, and grocery stores. A smaller number of residents visit 
other convenience-oriented retailers and services in the area, such as personal care, banking, 
automotive, and dry cleaning shops.  
 
However, residents complained about local retail offerings, saying that the types of shops available are 
limited, the quality and variety in the stores that do exist is frequently low, and customer service is 
generally poor. As a result, according to resident surveys (and as the focus groups confirmed), many 
residents leave the neighborhood to shop. A large portion of respondents are traveling to suburban 
Maryland and Virginia for their basic needs.  
 
Both the focus group participants and those who filled out the surveys expressed a desire for more 
local retailers and small businesses along the H Street corridor and within the neighborhood like Sugar 
and the Capital City Diner. Residents viewed these smaller and locally-owned businesses as offering 
good customer service and enough product variety to meet their needs.  
  
2.  Future Projections: Commercial Market Analyses and Redevelopment Recommendations 
 
Retail Demand Analysis  
 
Green Door Advisors conducted a statistical demand analysis to determine the current and future 
demand for retail space in the Ivy City & Trinidad neighborhoods by store type category. The demand 
analysis is based on the number of households living in the retail PMA and their household spending 
patterns.  
 
The analysis indicates that in 2010 there was a total potential of $83.6 million of household spending 
that can be captured by the Ivy City & Trinidad neighborhoods, including the household spending at 
existing retail establishments. Based on Green Door Advisors’ analysis, the supportable net new retail 
space in 2010 was 19,700 square feet.  The supportable store types include a home furnishings store, a 
book store, florists, office supply and stationary stores, gift and novelty stores, pet supply stores, and 
other miscellaneous store retailers. These supportable retail options are outlined in Figure 10, below.  
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Green Door Advisors then conducted an analysis of the projected retail demand in 2015, based on the 
straight-line household growth projections using census data for Ward 5 in 2000 and 2010, and 
assuming no government intervention. This analysis also took into account the projected growth in 
household incomes and the subsequent impact on household spending patterns, as well as pending 
real estate developments in the area. The Ivy City & Trinidad retail PMA can support an estimated 
$93.4 million in household retail spending (including what is currently being spent at existing retail 
establishments). After subtracting out the existing retail establishments and taking into account typical 
retail store sizes, the projected supportable retail is 23,700 square feet.    
 
Green Door Advisors also analyzed the projected retail demand in 2015 based on the growth 
projected in Ivy City & Trinidad through the implementation of the NSP2 project. This growth was 
based on the residential market analysis conducted by Zimmerman/Volk Associates, Inc. for the 
NSP2 project. Green Door Advisors used the Zimmerman/Volk projections and the baseline 
projected growth for the remainder of the PMA. The projected household growth in the case of 
government intervention generates an additional $2.7 million of potential retail spending within the 
study area over the baseline 2015 analysis; however, the growth is not sufficient to change the number 
or types of stores supportable by the PMA in 2015.     
 
As of 2010, the study area had one medium-sized grocery store—which are generally seen as offering 
healthier food options than small grocery or convenience stores—and eight small grocery stores. The 
number of small grocery stores is 33.4 per 100,000 people, slightly lower than the city’s overall rate of 
37.4 per 100,000. In the Ivy City & Trinidad study area, there are 18 fast food restaurants, and the rate 
of 75.1 per 100,000 people is higher than the city average of 59.3 per 100,000. 
 
 
 
 

Figure 10: Supportable Retail Green Door Advisors. 
[Neighborhood] Commercial Market Analysis. March 2011. 
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Office Demand Analysis  
 
Green Door Advisors conducted a statistical demand analysis to determine the existing and future 
potential new office demand in the Ivy City & Trinidad neighborhoods, over and above what 
currently exists in the market.  
 
In 2010 there was a total of 7.48 million square feet of office space demand in the PMA, which 
equates to almost 30,000 employees, and demand for approximately 111,500 square feet of office 
space in the study area.  
 
The majority of this demand for office space in the study area is for nonprofits/associations, 
management consulting, architecture and engineering firms, and real estate and property management 
agencies. The office demand for nonprofit associations and organizations includes both locally-serving 
organizations, as well as regional and national organizations that are priced out of downtown and 
NOMA submarkets but want the proximity to both locations and to Union Station and Capitol Hill. 
There is also an opportunity to create strategic partnership with Gallaudet University to attract 
nonprofit organizations that have a relationship with the university through research, education, or 
services to the deaf community. 
 
The projected new office demand for 2015 shows a small amount of growth in the supportable new 
office space as the office PMA is projected to experience a slight increase in population. These 
population estimates are based on the straight-line projections of population growth, based on the 
growth in Ward 5 between the 2000 and 2010 censuses. This demand analysis of the scenario with no 
government interventions indicates a total demand of 113,500 square feet of new office space in 2015.   
  
Green Door Advisors also conducted an alternative analysis of the new office demand in 2015 
assuming there is some government intervention in the market as a result of the NSP2 grant. This 
portion of the analysis takes into account the household growth from the implementation of the NSP2 
program funds and is based on projections from the residential demand analysis conducted by 
Zimmerman/Volk Associates Inc. Compared to the 2015 straight-line demand, that analysis projects 
demand for an additional 4,000 square feet of office space oriented towards associations and 
community-serving nonprofits, but does not have an effect on the office demand for any other tenant 
types. Therefore, the alternative office demand in 2015 indicates that the study area can support 
117,500 new square feet of office demand after implementing the NSP2 program grant. 
  
________________________________________________________________________ 
 
RECOMMENDATIONS: Strategic Redevelopment Sites: Target commercial 
investment and redevelopment along the Bladensburg Road corridor (see figure 
below). Green Door Advisors identified several key sites along the corridor and 
within the neighborhood on Mt. Olivet Road that present opportunities for activating 
underutilized space, creating new jobs, and enhancing the quality and variety of 
neighborhood retail and services. The key sites identified would benefit from 
strategic and targeted public investment to catalyze future redevelopment in locations 
that otherwise may not be influenced by market forces. Other sites along 
Bladensburg closer to H Street may also present a significant opportunity for 
redevelopment, but are more likely to be the focus of private market development.  
________________________________________________________________________ 
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Potential sites for strategic commercial redevelopment are illustrated in the following figure:  
 
 
 
 
 

 
 
These site recommendations include vacant or lower-density uses that can be redeveloped into active, 
higher-density uses. The site recommendations are tied to the projected demand for retail and office 
space to demonstrate the market-supportable opportunities for physical redevelopment in the 
neighborhood. It is anticipated that some retail redevelopment would replace existing establishments 
and therefore have proposed square footage above the net new demand anticipated.    
 
One of the main challenges for pursuing redevelopment will be accommodating parking.  The small 
parcel sizes don’t allow for enough surface parking spaces to accommodate these higher-density uses, 
and structured or underground parking may limit the financial feasibility of development.  
  
It should be noted that a strategic redevelopment site, at the intersection of Bladensburg Road and Mt. 
Olivet Road, is currently under construction and will bring a Denny’s restaurant to the neighborhood. 
While this use will provide affordable and family-friendly dining options to the neighborhood, as well 
as potential employment opportunities for residents, it underutilizes the site from a development 
envelope standpoint. This highlights the need to maximize larger development sites that will intensify 
density, allowing for additional residents and increased diversity of incomes that will to drive support 
for new establishments serving these neighborhoods.   
 
Redevelopment Site 1: 1200 – 1212 Bladensburg Road This redevelopment site is currently a parking lot 
located at the northwest corner of the intersection of Bladensburg Road and Meigs Place. This site is 
located on the same block as the under-construction Denny’s restaurant, serving as the gateway to the 
Bladensburg Road corridor within the Trinidad neighborhood. The site’s current status as a parking 

Figure 11: Commercial Development Site Map Green Door 
Advisors. [Neighborhood] Commercial Market Analysis. March 2011. 
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lot creates a short-term opportunity for a mixed-use development with neighborhood-serving office 
above ground-floor retail. The potential tenants for the neighborhood-serving office include 
associations and nonprofits, particularly those that are currently serving the local population. The 
ground-floor retail presents an opportunity to fill an existing need in the neighborhood retail market, 
with a potential pet supply, gift or novelty store, or another miscellaneous retailer.   
  
Redevelopment Site 2: 1122 – 1164 Bladensburg Road The next block along Bladensburg Road presents a 
long-term opportunity for redevelopment, with a series of underutilized and low-density uses along 
the west side of Bladensburg Road between Meigs Place and Lang Place. This site is currently home 
to a one-story building and parking lot for a landscaping business, a lot for Budget Truck rentals, and 
a stand-alone pizza parlor and convenience store with an adjacent parking lot.  Combined, these 
parcels offer a 35,000 square feet in land area for a total potential development of 52,500 square feet of 
commercial space.  Green Door Advisors recommends this site for a mixed-use development with 25-
35 rental apartments above approximately 17,500 square feet of ground-floor retail. This 
redevelopment scenario creates an opportunity to incorporate the existing limited-service restaurant 
and convenience store back into the development plan, along with other ground-floor retailers.  This 
site is well suited to accommodate a home furnishings store, which was indicated in the demand 
analysis to be a supportable new store type, as well as an office supply store and florist or other 
miscellaneous retailer.   
 
Redevelopment Site 3: 1151 – 1161 Bladensburg Road This potential redevelopment site is located on the 
east side of Bladensburg Road across from Redevelopment Sites 1 and 2.  This site is currently home 
to a car detailing and car wash business and a mid-rise building with a liquor store on the ground-floor 
and what appears to be a vacant space above.  These adjacent properties occupy the entire block 
between M Street and Lyman Place, and are owned by the same individual. Based on the site area 
and the results of the statistical demand analysis, Green Door Advisors identified this site as a 
potential opportunity for 5,000 square feet of retail space for miscellaneous retailers, such as an office 
supply, clothing, or book store below 10,000 square feet of office space.  This office space would likely 
be attractive to smaller professional services firms looking for cost-efficient space in proximity to 
downtown.   
  
Redevelopment Site 4: 1141 Bladensburg Road This potential redevelopment site is located on the east 
side of Bladensburg Road between Lyman Place and Lang Place. This site is utilized by the 
Merchant’s Tire & Auto Center, which is set back from the road with parking in front. Green Door 
Advisors recommends a similar programming as for Redevelopment Site 3, with neighborhood-based 
office space above ground-floor retail.    
  
Redevelopment Site 5: 1201 – 1239 Mt. Olivet Road This site is another long-term opportunity for the 
redevelopment of existing low-density uses into a higher- density and mixed-use project. This site was 
identified because it is located within the neighborhood and is in close walking distance for residents, 
is proximate to other commercial uses in the neighborhood’s interior, and offers a combined lot area 
of over 50,000 square feet for development.   
  
Redevelopment Site 6: 906 – 910 Bladensburg Road This is the site of a former methadone clinic that has 
recently closed and is currently vacant and available for lease. There is an opportunity for the adaptive 
reuse of the existing structure for office space, capturing some of the demand for professional services 
firms or associations and nonprofit organizations. The size of the existing structure and presence of 
internal parking would make adaptive reuse the most financially feasible option, compared to 
demolition and redevelopment into an alternative use. However, due to the proximity of this site to H 
Street and other planned redevelopment projects, private market activity may lead to the adaptive 
reuse or redevelopment of this building without requiring public investment and intervention.  
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________________________________________________________________________ 
  
RECOMMENDATIONS: Build partnerships with existing proximate organizations 
(like H Street Main Street or H Street CDC), expanded capacity of civic 
organizations, or create a new community-based organization to help implement key 
strategies.   
________________________________________________________________________ 
  
Bladensburg Road  
 
One opportunity for revitalizing the retail and office uses in the Ivy City & Trinidad neighborhoods is 
focusing physical redevelopment along the Bladensburg Road corridor, primarily between the 
intersections with Maryland Avenue and Mt. Olivet Road.  The Bladensburg Road corridor presents a 
unique opportunity for catalyzing revitalization and redevelopment of underutilized parcels.  
 
The planned Wal-Mart at New York Avenue and the planned Shops at Dakota Crossing in the Fort 
Lincoln neighborhood will meet the majority of demand for general merchandise and “big box” retail 
within the local submarket. The H Street Corridor has emerged as an up-and-coming neighborhood 
with arts, entertainment, retail, and restaurants, and acts as a destination within the District. These 
surrounding existing and emerging retail cores will meet the majority of retail demand within the 
PMA.    
  
Within this context, there is an opportunity for Bladensburg Road to meet the remaining community-
based retail needs, while revitalizing underutilized parcels and transforming the physical environment 
and providing opportunities for employment. A common theme in both the focus group and resident 
surveys surrounded the lack of satisfaction with the physical environment on their retail corridor and 
the abundance of auto-oriented businesses. Redeveloping key parcels along Bladensburg Road with 
modest amounts of new retail and neighborhood office development will fill in existing gaps in the 
neighborhood retail supply and transform underutilized parcels.    
  
A number of specific strategies identified by the DC Office of Planning Retail Action Roadmap are 
applicable to the Bladensburg corridor. These include streetscape and façade improvements targeted 
to Bladensburg Road, which could perhaps be implemented through a partnership with the H Street 
Main Street, H Street CDC, or a newly created community-based organization that could provide 
technical assistance to businesses and property owners. In addition, the application of tools available 
through the CD-TAP (Commercial District Technical Assistant Program) could be applied to the 
corridor. Finally, the mobile retail concept could provide a temporary use for vacant and/or 
underutilized parcels along the corridor to begin transforming the image of Bladensburg Road.   
  
Diversify demand base  
 
The demand analysis of the consumer spending power to support existing and planned supply of retail 
within Ivy City & Trinidad and surrounding neighborhoods indicates that there is little unmet retail 
demand. This is driven by both the number of households living in the PMA, and the annual 
household incomes that translate into spending power.  However, there is a perception among 
residents that even the most basic retail needs are not being met by the quality, diversity, and type of 
retail offerings within the Ivy City & Trinidad neighborhoods. In order to attract and support higher 
quality and more diverse retailers, additional spending power within the neighborhood is required.    
  
The best opportunity for expanding the PMA’s spending power lies in the potential for household 
growth through the implementation of the NSP2 program funds, and through the investment in 
mixed-income housing development. Mixed-income housing will diversify the household incomes 
within the neighborhood and support a broader range of retail tenants.   
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Enhance existing retail  
 
As discussed in the summary of the focus group and resident survey results, the dissatisfaction with 
existing retail in the Ivy City & Trinidad neighborhoods has been a common theme throughout the 
community engagement process. There is a general sentiment among residents that the majority of 
existing retail tenants and the quality and variety of their products, as well as their customer service, 
are not meeting the needs of the community. Enhancing the existing retail would have a significant 
impact on the local market: local residents are leaving their neighborhood, and even the District as a 
whole, to travel to Maryland or Virginia for certain goods and services.  
 
GDA agrees with and recommends that several of the strategies and recommendations outlined in the 
DC Office of Planning Retail Action Roadmap be pursued within the Ivy City & Trinidad 
neighborhood retail market to address this concern and make necessary changes within the local retail 
market.  
________________________________________________________________________ 
 
RECOMMENDATIONS: Provide small business technical assistance to improve 
merchandising, operations management, and marketing to help small businesses in 
underserved markets. This strategy can include upgrading product lines and variety, 
providing extensive training in customer service, and updating store layouts to better 
meet resident needs, which will allow small businesses to remain competitive and in 
turn support the broader retail revitalization and the continued success of local 
retailers.  
________________________________________________________________________ 
  
The issue of customer service must be addressed so residents can feel positive about their 
neighborhood shopping experience, resulting in more dollars remaining in the neighborhood and less 
leakage. Partnerships with national and regional retailers that have large and/or expanding footprints 
in the District to train employees should be pursued. Efforts to work with major grocery chains, home 
improvement stores, and pharmacies, among others, to address customer service should be pursued. 
This may include coordination with the Washington Economic Partnership, support and expansion of 
the “retail internship” program, and collaboration with Hospitality High and others to address long-
standing real and perceived service issues in the District’s neighborhood stores.   
  
In addition, Green Door Advisors recommends opportunities to support and celebrate those retailers 
that do exist in the neighborhood and provide high quality services and goods. These may include 
establishments like Capital City Diner, Sugar, Mr. Pocketbook, and others. Connecting these 
businesses to revitalization efforts through direct business opportunities and highlighting businesses 
through general community branding campaigns both rewards these small businesses for their hard 
work and generates additional business opportunities for them to grow.  
 
Finally, through this planning process, the community, DHCD and its partners have worked towards 
creating a branding and marketing strategy to help raise awareness of the community and its assets. 
This preliminary branding activity can be used to support both local businesses and attract local and 
national businesses to the Ivy City & Trinidad neighborhoods. Opportunities to incorporate current 
businesses and retailers into branding activities should be explored to highlight and support the 
business community that is already there, and to illustrate to potential new entrants the opportunities 
that exist.  
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3.  Boosting Employment and Incomes: Strategies 
 
Franchise Ownership 
 
Franchise ownership is one way for Ivy City & Trinidad residents to own small businesses that 
requires smaller start-up costs and fewer risks than traditional independent small business ownership. 
Green Door Advisors compiled a list of sample franchise companies that could successfully fit in Ivy 
the City and Trinidad; the list is included in Tab 9.  
 
Training the Area’s Workforce 
 
Understanding the Local Workforce 
 
NCRC conducted an assessment of local workforce needs based on a demographic analysis Ivy City 
& Trinidad, an in-depth, meaningful community engagement strategy and a comprehensive workforce 
skills assessment survey. Outlined below is a summary of findings gathered through these 
assessments.  
 
Demographic Analysis  
 
The demographic analysis of the Ivy City & Trinidad study area provided an important foundation to 
supplement survey findings and focus group contributions of community engagement. The American 
Community Survey data covered a variety of demographic information: population, age, education 
level, employment status, occupation, then finally a breakdown of employment industries and the 
methods of transportation that residents utilize to get to work. In addition to providing appropriate 
context for the creation of recommendations, these findings reinforce the established need for 
workforce skill development within the Ivy City & Trinidad communities.  
 
Key findings of the demographic analysis are as follows:  
 

• A large percentage of Ivy City & Trinidad residents are undereducated. Approximately 36 
percent of the population age 18 and older has no high school diploma or equivalent, which is 
vastly higher than the rest of the population in Washington, DC.  

• Unemployment rates in Ivy City & Trinidad are high compared to the rest of DC. More 
than 11 percent of the population 16 years and over in Ivy City & Trinidad are unemployed, 
in contrast to only 6 percent for DC as a whole.  

• Ivy City & Trinidad residents are disproportionately employed in service occupations. Of 
those 16 and older in Ivy City & Trinidad, about 27 percent are in service occupations, in 
contrast to about 16 percent for the City as a whole.  

• Bus ridership in Trinidad & Ivy City is nearly twice the rate as the District of Columbia 
overall. Both Ivy City & Trinidad and DC had similar levels of workers commuting by car, 
truck, or van driving alone (about 44 percent), which is nearly half the national rate, further 
uncovering the neighborhoods’ reliance on public transportation.  

 
Focus Groups and Public Events  
 
A resident focus group was held Wednesday, March 9, 2011 at Gallaudet University and included a 
discussion of workforce development issues. The focus group, which had thirteen participants, 
included discussions of residents’ current employment status, barriers to employment, job training 
programs and other resources available to help residents train for and obtain employment or to help 
them through unemployment.  
 
Most of the focus group’s thirteen participants were either unemployed or working part-time. A 
majority of the focus group participants also had a criminal record, which they expressed as a 
significant barrier to employment. Other barriers identified include: 
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• Lack of Education and Training – Several focus group participants expressed frustration 
with the lack of useful education and training in the neighborhood for all age groups. As one 
participant noted, “You’re not training them young and you don’t want to take a chance 
training us when we’re older because it doesn’t fall in the time frame for these companies. So 
you’re left to hiring the other Americans that come to work […] for that 7,8,9 dollars an 
hour.”  

• Lack of Certification – At least one focus group participant mentioned frustration with the 
need to earn certifications to work on certain jobs. This individual has years of experience, 
but was not hired for certain jobs because s/he had not earned trade certification. 

• Existing Training Programs and Placement Programs – A clear theme throughout the focus 
group discussion was the fact that existing programs are not meeting local workforce needs. 
Specific challenges include the opportunity cost associated with attending training programs 
during work hours and the cost of securing child care to attend such programs.  
 

When area residents are able to attend training programs and other workforce related events, many 
find them to be unhelpful. In particular, focus group participants mentioned specific frustrating 
interactions with the District government’s One Stop Career Centers. One participant mentioned 
visiting a One Stop center and being asked to return home and call to make an appointment. 
Residents felt strongly that staff of these centers did not care about their clients and also expressed 
frustration with job fairs that offer materials, but no actual employment opportunities.  

 
Finally, focus group participants expressed an interest in training programs that focus on broader 
professional development and life skills, including help identifying how to overcome a criminal record 
and how to prepare for an interview. One participant expressed an interest in training courses that 
help individuals identify their skill sets and potential career paths prior to more targeted job training.  
 
Workforce Skills Assessment  
 
The Workforce Skills Assessment Survey served an imperative role in assessing resident attitudes 
towards readiness and interest in construction-related industries, in addition to other skills that may be 
functional in obtaining employment.  
 
Among the survey respondents, 50 percent were under the age of 30, with the largest survey 
participant age range being from 19-24 years of age. Only 13 percent of survey respondents were over 
the age of 46. About 10 percent of respondents skipped this question. In regard to gender, 
approximately 64 percent of the respondents were male; 27percent were female. Ten percent of 
respondents skipped this question.  
 
Unemployment rates and levels of educational attainment uniquely corresponded- both 71 percent of 
respondents had completed a majority of high school or less and 71 percent of respondents were 
unemployed. Twelve percent of survey participants skipped the question related to unemployment. Of 
those who were employed, 40.7 percent were employed full-time, while nearly 60 percent had part-
time or seasonal employment.  
 
Among the survey sections related to available skills and interests, the following served as key 
findings:  

 
• Survey participants expressed high levels of interest in construction-related fields. Among 

the completed surveys, roughly 70 percent (240 surveys in total) indicated experience in 
construction and an interest in working in the field again.  

• Many respondents indicated experience in construction jobs, but a majority have 
experience in only lower-skilled construction areas. Areas of experience include painting 
and knocking down walls. Few respondents indicated more technical construction skills such 
as tuck-pointing and chimney repair.  
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• Transportation remains a key obstacle for Ivy City & Trinidad residents for finding long-
term employment in the construction industry. Because construction is by nature transitory, 
trainees must be able to access automobile transportation when work opportunities take them 
outside the impediments of public transportation.  
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Workforce training challenges and opportunities  
 
NCRC staff engaged local residents, District agency staff and representatives of eight workforce 
training programs in order to better understand the current workforce environment in Ivy City & 
Trinidad and broader DC. If there is one overarching message to take from this assessment, it is that 
maintaining steady employment, particularly in the construction field, is a long, complicated and 
sometimes inconsistent process. At each step, residents are faced with a new set of challenges. The 
figure below summarizes a cross-section of these challenges.  
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Workforce training recommendations 
 
Existing policies like First Source, DC Law 2-156 and HUD’s Section 3 share common challenges 
from a workforce development perspective. All three programs allow contractors to waive their local 
hiring responsibilities based on an inability to identify eligible candidates. For the two District 
policies, specifically, evaluation procedures used to define a “good faith effort” on behalf of 
contractors should be strengthened. While First Source and DC Law 2-156 both carry a potential 
penalty of five percent of a project’s direct and indirect labor budget, this penalty is hard to impose 
without unified standards for evaluation.  
 
To address this limitation, NCRC recommends the District government take three discrete actions 
related to developing more effective policies. The District should (1) convene an interagency working 
group to address local hiring and procurement challenges (2) work across agencies to create a new, 
innovative policy that incorporates a range of penalties and incentives for participating contractors 
and (3) incorporate a meaningful, standardized review process to determine each contractor’s level of 
compliance.  

Convene a Working Group 

The District government should convene a working group that consists of the Mayor’s Office, DHCD, 
DOES, the Deputy Mayor for Planning and Economic Development and other key agency staff. This 
working group would be responsible for promoting meaningful amendments to existing District 
policies.  
 
The working group could also be guided by an advisory group comprised of elected officials, District 
business owners and residents to further investigate and discuss workforce training and local hiring 
challenges throughout DC. As the findings section of this report clearly illustrates, low-income 
residents of traditionally underserved communities like Ivy City & Trinidad face a variety of 
challenges in securing sustainable employment. Equally clear is that these residents understand these 
challenges more than anyone. To ensure the success of policies and programs like those outlined 

Figure 12: Workforce Training/Employment Process NCRC. 
Workforce Development and Local Hiring Report. October 2011. 
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above, DHCD and other district agencies should continue to engage local residents in workforce 
training discussions. Meaningful community engagement is the best way to ensure challenges are 
properly identified and effectively addressed.  

Incorporate a Range of Carrots and Sticks  

The working group described above should draft model policy changes that incorporate a range of 
penalties and incentives for contractors subject to local hiring and procurement laws. For instance, the 
working group could develop a Workforce Density Bonus Ordinance that would incentivize both 
developers and contractors to hire local residents for construction programs. Such a program would 
target rental and for-sale housing developers, as well as developers of commercial and industrial 
projects. 

Incorporate a Meaningful, Standardized Review Process 

A policy like the model Workforce Density Bonus Ordinance would provide the triple benefit of (1) 
holding contractors accountable for local hiring, (2) providing real opportunities for local residents 
and (3) potentially raising significant funds to support workforce training programs throughout DC. 
However, such an ordinance would be ineffective without a meaningful, standardized review process 
to ensure contractors are, in fact, putting forth a good faith effort to comply with local hiring policies.  
 
The most effective way to ensure compliance is to put the burden of reporting on a District agency 
rather relying on private interests. Outlined below are strategic programs designed to shift the burden 
from private contractors, increase accountability and more effectively promote local hiring. These 
programs include (1) a standardized workforce training program scorecard, (2) an Affirmative Fair 
Workforce Marketing Plan and (3) a comprehensive database of local residents eligible for placement 
on specific project types. 

Standardized Workforce Training Program Evaluations 

The District should create an easy to read scorecard of local training programs. The specific outcome 
measures could be determined by the multiagency working group mentioned above. However, 
accessibility, outreach, graduation rates and job placement are all important considerations. 
Scorecards should be disseminated throughout DC, particularly in neighborhoods with high 
unemployment and specific training needs.  

Affirmative Fair Workforce Marketing Plan (AFWMP) 

The Affirmative Fair Workforce Marketing Plan (AFWMP) would be a marketing strategy designed 
to target residents interested in enrolling in a workforce training program, or qualified and interested 
in securing an apprenticeship or journeyman position on a local construction project. AFWMP would 
specifically target low and moderate income residents of traditionally underserved communities like 
Ivy City & Trinidad. A specific targeting approach could be defined by the multiagency working 
group.  
 
The District could adopt this platform for any real estate construction project totaling over $1 million. 
Training programs, contractors and/or city agencies would utilize this platform to ensure that all 
targeted, interested residents have the opportunity to participate in either a workforce training 
program and/or securing employment on a construction site. AFWMP would differ from traditional 
marketing activities because it includes: 
 

• Targeting traditionally underserved segments of the DC population. While local hiring laws 
apply to all residents of DC, the AFWMP would target populations that often fall between 
the cracks. 
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• Outreach strategies designed to attract targeted individuals. This would include (1) 
developing a brochure that includes training program scorecard information outlined above, 
(2) advertising in strategic print and electronic media and (3) marketing in specific 
communities utilizing religious and community organizations. 

• Indicators designed to measure the success of the marketing program. Evaluations would be 
performed at predetermined intervals to ensure the efficacy of the program. At the conclusion 
of the program, the effectiveness would be measured in part by the number of targeted 
residents enrolled in training programs, as well as the number of residents that would be 
employed through the program.  

 
Comprehensive Database of Underserved Communities and Eligible Workers 
 
Through the workforce skills assessment survey, NCRC developed a preliminary list of Ivy City & 
Trinidad residents, most of whom are (1) unemployed, (2) have experience in construction trades and 
(3) are interested in working on District-supported construction projects. This database has already 
been used to contact survey respondents to invite them to NSP2-related opportunities to learn more 
about available workforce training resources.  
 
This database could be further strengthened by a more in-depth assessment of economic demographics 
and workforce needs throughout DC. This information could be combined with information 
regarding eligible workers and District-supported development projects to inform the AFWMP and 
direct contractors to potential employees. This information could be gathered and maintained by a 
District agency or mission-driven organization.  
 
Community wealth-building potential  
 
The University of Maryland’s Democracy Collaborative was asked to conduct an initial scan of the 
possibility of developing a community wealth building strategy in Ivy City & Trinidad patterned on 
the Evergreen network of green worker-owned cooperatives that the Collaborative helped develop in 
Cleveland, Ohio.   
 
Two key features of the Democracy Collaborative’s approach are to: 1) identify the procurement 
needs of area anchor institutions; and 2) develop community-owned businesses that can capture that 
spending stream for the economic benefit of community residents. In other words, the strategy aims to 
drive new capital into disinvested neighborhoods. Once this capital investment is secured, co-op 
ownership allows for the distribution of the profits and employment opportunities created among a 
large number of individuals, building both community income and wealth.  
 
For the assessment, the organization conducted interviews with more than thirty stakeholders 
between November 2010 and February 201l. The assessment focused on the following key factors: 
 

• Project champion: Is there a likelihood that a project champion could emerge in the District? 
• Business expertise: Is there a likelihood of identifying a group that can help recruit 

appropriate management and develop appropriate business plans? 
• Community loan fund incubator: Is there reason to believe that there are institutions in the 

District that can fulfill the role of hosting a cooperative development fund? 
• Workforce development capacity: Is there the capacity to screen, recruit and train workers to 

become worker-owners in cooperative enterprises? 
• Political support: Is a comprehensive community wealth strategy likely to have political legs? 
• Anchor institution backing: Would leading hospitals and universities be willing to sign on to 

an effort that relies on their purchasing goods and services from local worker cooperatives? 
 
In the interviews conducted, widespread interest was evident. Regarding capacity, the scorecard was 
more mixed. On the positive side, the philanthropic community displayed strong interest. Ivy City, 
because it is zoned industrial, would be a logical place to locate businesses. Gallaudet University, a 
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local anchor institution that purchases over $50 million in goods and services annually, was highly 
supportive. The CEO of the Community College of the District also expressed support. City First 
Enterprises expressed considerable interest in the approach and might be a logical community loan 
fund incubator partner.   
 
Questions, however, remained in a number of areas. In terms of geography, while Ivy City provides a 
logical site for the businesses, as a base for employee recruitment, the approximately 2,000-2,500 
residents of Ivy City & Trinidad are surely too limited to attract the workforce the project needs; 
potentially, businesses might draw more broadly within low-income areas of Ward 5 to tap a larger 
recruitment base.   
 
DC’s philanthropic community appeared to be very supportive of the idea of developing a green 
worker cooperative network, and there was significant energy generated to have a meeting of area 
funders regarding the approach. However, unlike Cleveland, foundation resources in Washington are 
dispersed among a larger number of smaller foundations. A funders’ collaborative might be able to 
pull this off, but a number of funders talked about the need for a convening group or person that could 
champion the effort.  
 
There was widespread belief that an initiative of this type would fit well within the political priorities 
of the Gray administration. That said, clearly an effort of this kind would require strong backing from 
the Mayor’s economic development office. While prospects for that look favorable, clear support is 
certainly not yet established at this point. It should also be noted that the Evergreen model has already 
won significant Federal support, particularly through the Department of Housing and Urban 
Development. There is also interest at the White House Office of Urban Affairs and the Department 
of Labor. It should be possible to leverage that federal interest to provide some level of support for a 
DC-based initiative. 
 
With anchor institutions, particularly the Washington Hospital complex, while there is openness to 
the concept of shifting purchasing to support community business, more work would be needed to 
bring the anchor institutions fully on board.  
 
In the areas of workforce development and business development, there were promising leads on 
potential partners, but more remained to be done in order to identify who they would be and what 
roles they would fill. And, while it would be highly premature to expect a project champion to emerge 
at this early stage, finding a project champion — that is, an institutional supporter of the effort, such 
as a foundation consortium—would be necessary.  
 
Despite these obstacles, a “Cleveland-model” approach could work in Ivy City & Trinidad, if the 
proper steps are followed. To move the process forward, the Democracy Collaborative recommended 
the following actions:  

 
1. Conduct a second round of targeted interviews, with a focus on business development, 

workforce development, city government agencies, and a broader range of hospital and 
university officials, both inside and outside of Ward 5. 

2. Hold focused meetings with two organized constituencies in particular: the Consortium of 
Universities (which includes presidents of 15 area universities) and with a group of interested 
philanthropic institutions.  

3. Provided there are promising results from conducting steps 1 and 2 above, hold a two-day 
“community wealth building roundtable” involving local leaders, along with selected outside 
specialists, to discuss the Cleveland example and build a coalition that might realize a similar 
vision in the District, centered on Ivy City & Trinidad. 

4. Provided there is favorable response at the conference, help design a strategic approach to 
identify financing sources and access national expertise to begin to develop a network of 
worker cooperatives that could begin to build community wealth in Ivy City & Trinidad. 
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Responses from Ivy City & Trinidad Residents 
 
The Democracy Collaborative also participated in a focus group composed of Ivy City & Trinidad 
residents on March 30, 2011, as part of the NSP2 project. The goals were to assess general support of 
the community wealth building concept, solicit ideas regarding potential locations for industrial-scale 
businesses in Ivy City & Trinidad, and get a better sense of how to best interact with community 
residents moving forward.   
 
Residents expressed strong support for the overall concept—this was evident in the high level of 
interaction and comments provided by residents during the focus group and community meeting 
discussions. Residents were also forthcoming with business ideas of their own. Four primary ones 
were a grocery store (e.g., a food co-op), a landscaping business, a day care, and vacant property 
rehabilitation.  
 
If something like a cooperative laundry came to Ivy City & Trinidad, participants suggested it be 
placed on the site of an old Methadone Clinic on Bladensburg Road or in the old Hecht Company 
warehouse. At a follow-up community meeting held on May 7th, it was suggested that land across the 
street from the cemetery on West Virginia Avenue might be a preferred option. 
 
But community engagement, which is an important part of the community business development 
process, appeared to be a weak spot. The strong consensus of the focus group was that Ivy City & 
Trinidad have weak community infrastructure. One resident noted that there used to be a group called 
the Trinidad/Ivy City Development Corporation, but its funding was cut. Another resident 
mentioned that in the past the Trinidad Neighborhood Association had done a lot of work for the 
community, but has attracted little external funding. When asked to name trusted local institutions, 
one resident responded by asking, “Do we have any?” The consensus seemed to be that there are a lot 
of people working for the community, but no one good mechanism to get the word out.  
 
That said, the high level and high quality of resident participation in the series of NSP2 focus groups 
held this spring suggested a potential remedy: to encourage focus group residents to develop a 
standing formal or informal association, perhaps with some support from an external partner, such as 
Gallaudet University or the NoMa Business Improvement District. Such a group might engage in 
small projects that could help build community cohesion and capacity.  
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Chapter 4: Community Visioning 
 
The third and final goal of the NSP2 project was to develop a comprehensive vision for community 
development.  Community visioning allows a neighborhood to work in partnership to address what 
may seem like insurmountable local problems, and allows for a free and simultaneous exchange of 
information between planners, civic entities, and the public at large. The NSP2 project’s emphasis on 
accessibility and shared community decisions lets citizens of the target neighborhood drive the process 
instead of planners and facilitators.  
 
The first step to visioning is community engagement.  In Ivy City & Trinidad, resident focus groups 
and community meetings were held on a variety of topics to develop a set of vision statements, 
community goals, and objectives that best articulate the desires about the future of the community and 
the best way to spend NSP2 funds.  
 
In focus groups and stakeholder interviews held in spring 2011 with residents, Advisory 
Neighborhood Commission members, local developers, and relevant District officials, residents talked 
about their frustrations and hopes for Ivy City & Trinidad.  The engagement sessions covered a 
variety of topics ranging from capacity-building issues and workforce options to the overall aesthetic 
appearance of the neighborhood.  
 
While residents emphasized many family-friendly aspects of the neighborhood, like decent schools 
within walking distance and two recreation centers, many simultaneously lamented the petty crime 
problems that regularly occur in front of liquor stores and other businesses. Residents also discussed 
unsafe intersections, and parks that are not well maintained. They stressed the need for better relations 
with the police, more visibility on the part of patrolmen, and more involvement by community 
members in anti-crime efforts, through a potential neighborhood watch program or safety walks. 
Several also mentioned that a job training program would be very useful for many neighborhood 
residents. Finally, the neighborhood is under-served by programs for seniors and teenaged youth, and 
daycare options. While the two recreation centers are strong community assets, additional hours, and 
programming are needed to realize their full potential and provide needed services.  
 
Retail options are not particularly strong in the area, and many residents have to leave the 
neighborhoods to find even basic goods and services. If development were to come to the area, 
residents said they would like to have a Costco, a Walmart, a discount clothing store like Marshall’s, 
or a health food store. They also added that they would hope local residents would be given hiring 
preferences.  
 
In terms of neighborhood aesthetics, residents complained about problems with litter, poor alley 
maintenance, and the need for more trees and basic amenities like trash cans. As stated in the previous 
chapter, part of the focus group process shed light on the need for cleaner, greener street landscapes 
with planted street trees, landscaped front yards and better access to facilities.   
 
Photo Reimaging  
 
The community input gained in Ivy City & Trinidad, paired with partner expertise, allowed residents 
to illustrate their vision for the future. One of the tools used for community visioning in Ivy City & 
Trinidad was photo reimaging.  
 
The California-based Urban Advantage Studio, led by community visioning expert Steve Price, 
developed a series of photomontages that allowed residents to highlight the potential of their 
communities.  After studying historic photographs of the Ivy City & Trinidad neighborhood, engaging 
with local residents and consulting designers, community visioning expert Steve Price took key 
neighborhood landmarks and corridors such as the Crummell School, Capitol Avenue, Orren Street, 
and Bladensburg Road, and superimposed images of trees, architecture, street lamps, and pedestrians 
on top to illustrate their possibilities for sustainable, walkable urbanism.   
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These state-of-the art reimaged photographs can be used to build stakeholder support and leverage 
funds for future community planning and development projects. The reimaged photographs of the Ivy 
City & Trinidad neighborhoods show local businesses and homeowners how small private 
investments, coupled with investments from public agencies and developers, can translate into 
powerful community change. Local stakeholders, public officials, city agency staff and other 
interested parties can also use these images to illustrate the potential for creating sustainable, 
walkable, and livable communities.   
 
The photomontages act as a vehicle to anchor further investment from outside the community; they 
provide a visualization of social factors that contribute to urban design and the physical environment.  
Furthermore, they allow residents to feel even more invested in their community and its potential 
improvement, especially when the longevity and incremental stages of projects have a tendency to 
deter resident buy-in.   Price’s images reinforce the fact that something as simple as planting flowers 
should not be underestimated, as there are many large and small factors that contribute to a “complete 
street”.  The first and final images of the photomontage are shown below, while the full presentation 
is available in Table 13.  
 
Crummell School Urban Advantage first created a photomontage of the Crummell School, which is 
located at Kendall and Gallaudet streets, northeast. A historical and cultural landmark of Ward 5, the 
school was one of the earliest buildings designed by Snowden Ashford when he was appointed the 
first Municipal Architect of the District of Columbia in 1909.  Throughout its history, the Crummell 
School was a focal point of the Ivy City community and vigorously supported by the Ivy City Citizens 
Association, one of the first such organizations in the city. Despite such strong community support, 
extreme overcrowding and changing conditions led to its closing in 1977.  
 
Steve Price took an existing photo of the Crummell School, and created a set of six images that 
illustrates the possibilities for incremental neighborhood change over time. Pictured below are the first 
and final images of the photomontage, while the full presentation is available on Table 13.  
The Crummell School is the victim of years of city-wide neglect. Once a neighborhood landmark, the 
historical importance and unique architecture of the Crummell School is diluted by adverse physical 
traits and disregard.  Boarded-up windows, littered surrounding streets, obstructive, tattered power 
lines, sparse vegetation, and haphazard fences surrounding the property make it difficult to visualize 
its true potential.  
 
 
 

 
 

Figure 13: Photo Reimaging, Crummell School Urban Advantage. June 2011. 
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After studying historical photographs, Price used imaging software to superimpose green landscapes, 
wider sidewalks, pedestrians, street trees, two-way streets, and a complete makeover of the school’s 
façade. The last image of the photomontage set projects a beautiful streetscape: pedestrians are 
walking along green, inviting streets, strategically placed housing developments allow a less 
constricted view of the school, and beautiful large banks of windows complement the red brick, 
Renaissance style of the building.  
 

 
 
Capitol Avenue Price’s second photomontage includes an image of Capitol Avenue, a one-way street 
in the Trinidad neighborhood positioned behind the campus of Gallaudet University. The initial 
image of the Capitol Avenue streetscape is a north view of the block, showing simple brick, Federal-
style row homes with alternating red and white façade. The East side of the street pictures a vacant 
building with boarded-up windows, neglected, rusty fencing, and poorly maintained front yards. 
Large, overhead power lines visually connect one side of the street to the other, with oil-spotted street 
pavement, and narrow sidewalks below.   
 
 
 

 
 

Figure 14: Photo Reimaging, Capitol Avenue Urban Advantage. June 2011. 
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Price’s first step to street improvement showed tree wells on the outside borders of the street, since the 
sidewalks in their present state are too narrow to sustain them.  Beneath the shade of the 
superimposed street trees, Price then made improvements to the molding of doors and windows on 
the buildings, in addition to applying a virtual coat of fresh paint. He introduced sturdier porches that 
connect to the front doors of many of the units, and then imposed compatible new single family 
homes to fill in vacant lots.  The final image of quaint and welcoming homes fame the sidewalks on a 
converted two-way street which slows down street traffic, and creates a more habitable environment 
for bikers, walkers, and small children.  
 

 
 
Orren Street Urban Advantage Studio created a third photomontage of Orren Street, which is a 
residential avenue in lower Trinidad lined by adjoining identical row homes with large porches and 
small plots of front yard space. The entire block is bare of street trees, which creates an angular, 
stripped, and compartmentalized look to anyone who stands on the sidewalk facing north. The fences 
bordering each house meet the ground with overgrown weeds and grass, while the existing grass 
aligning the sidewalk perimeter is dry and strewn.  
 
 
 

 
 
 
 

Figure 15: Photo Reimaging, Orren Street Urban Advantage. June 2011. 
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To combat the barren landscape, Price first superimposed young people gathering for a neighborhood 
cleanup. Then, he made improvements to the public streetscape by adding new trees, extra lighting, 
and a new layer of asphalt.  He did this to show that making a considerable investment in the pruning 
and maintenance of trees when they are young will shape their structure to fit the lighting and traffic 
landscape, and cuts down on the cost of maintenance in the future.  Once changes to the public 
streetscape were made, Price created a series of images that incrementally showcased how 
neighborhood change can be catalyzed by a handful of homeowners making improvements. New 
wrought iron fencing, trimmed bushes, and small shrubs in the front yard, awnings that add character, 
and treating grass are all relatively small-scale improvements that create a dramatic change over time.  
Steve Price’s photomontages can be utilized as a tool for community members to foster enthusiasm for 
new development, as they show that if homeowners commit to one to two improvements to their 
property each year, five or ten years later their power can be transformative on a neighborhood scale.  
Price emphasizes the importance of street trees over long periods of time, as they only appreciate in 
value over the years, and that the power of something as simple as planting flowers or painting fences 
should not be under-estimated. Specifically, slides within this photomontage can be utilized as a tool 
within the community, to assist residents in visualizing the steps to development.  
 

 
 
Bladensburg Road The Bladensburg Road corridor has seen its fair share of blight and abandonment 
over the years. Vacant storefronts are covered with old signs and rusty, protective security grates, 
while their facades are stricken with graffiti tags, and chipped and faded brick.  Tiny, bare trees are 
interspersed between the narrow sidewalks spotted with oil, while the expanse of Bladensburg road 
itself makes the other side of the street seem inaccessible. Few street lights are present, in addition to 
benches and public places for seating, which makes the area even more uninviting during the day. A 
vacant parking lot is seen in the background of the photo, while there are no parking spaces on the 
street.  
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Price first improved the photomontage image by superimposing street trees that have experience ten to 
fifteen years of growth. He noted that trees with an upright branching structure would not be damaged 
by passing vehicles. There, trees could be utilized in the road median in between the two lanes.  Price 
then added stylish street lamps to illuminate the roadway and parking spaces. The street lamps help 
drivers passing through the neighborhood at night see what the commercial corridor has to offer, 
which could increase economic activity as they may return during the day.  Price then superimposed a 
colorful, stylish mixed-use development across Bladensburg Road with retail on the bottom, which 
will further shape the street over time as a public place. This development will catalyze the 
construction of new shops, services, and opportunities to for residents to see and meet their neighbors.  
The final image of the photomontage projects a bustling commercial corridor, where residents gather 
to walk, shop, and mingle under colorful awnings, shaded trees, intriguing cafes and accessible 
sidewalks.  The simple improvements of the public right-of-way setting with trees, façade 
improvement, and general cleanup set the stage for the improvements and development on private 
property.  
 

 
 
Steve Price created four photomontages in the Ivy City & Trinidad community, and each provides a 
valuable message related to community visioning.  The Crummell School images showcase the value 
of incremental change on a public building, which has been trapped in a cyclical stage of neglect. The 
Orren Street images show that small, individual improvements on private party can have a dramatic 
change on communities over time.  The Bladensburg Road photomontage shows that public 
investment in façade improvement, lighting, and strategically-placed redevelopment sites can catalyze 
the economic growth of a neighborhood as new shops, services and opportunities for residents to 
interact with each other follow suit.  The Capitol Avenue images reinforce the idea that the power of 
flowers and street trees should not be underestimated; the combination of landscaping and 

Figure 16: Photo Reimaging, Bladensburg Road Urban Advantage. June 2011. 
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reconfiguring of a two-way traffic pattern creates a more thriving urban setting without large-scale, 
expensive construction or rehabilitation.  
 
The images created based on feedback from local residents serve as an effective communication tool 
to District planning entities.  Equally as important, they create excitement around neighborhood 
development projects from stakeholders and residents, and harness greater enthusiasm for the future.  
 
Neighborhood Marketing and Branding  
 
Based on input from neighborhood residents, local design firm Trialogue Studio created a targeted 
marketing campaign to attract potential homeowners, developers, and investors to the Ivy City & 
Trinidad neighborhoods in a creative way. One of the most pivotal accomplishments of the Ivy City & 
Trinidad neighborhood stabilization initiative was the development of a unique, neighborhood 
branding strategy, which Trialogue coined as the “it” campaign.  
 
The  “it” visual signature campaign was created to provide DHCD and its marketing partners with a 
compelling, creative concept around which they can collaborate and focus their efforts to brand the 
Ivy City & Trinidad neighborhoods, signal positive change, and attract potential homeowners and 
developers to NSP-funded housing programs. The “it” campaign is a reflection of the area’s original 
attributes, and represents the meeting of the two historical neighborhoods as a tool to communicate 
their assets, values,  and personality to investors, community members, potential  homeowners,  and 
other audiences in the most efficient and engaging way.   
 
During the community engagement stage of the NSP2 project, residents and stakeholders in the Ivy 
City & Trinidad communities were asked to rank personality attributes that they felt best exemplified 
their neighborhood.  The voice and imagery of the campaign was developed to reflect the area’s 
unique characteristics, which were described as bold, spirited, stable, thriving, neighborly, and rooted.  
All of the information gained during the outreach sessions were used to create neighborhood logos, 
branding designs, and implementation strategies consistent with resident preferences. 

The  logo is composed of the letters ‘i’ and ‘t’ combined in a neighborly embrace, representing the 
spirited people who live in the Ivy City & Trinidad communities in a stylish and eye-catching way. 
The “it” logo can be used in a multitude of ways: it tells a story, it gets people talking, and it has the 
potential to serve as an important catalyst for community revitalization.  
 
Also included in Trialogue Studio’s Ivy City & Trinidad “it” marketing and branding initiative came a 
toolkit (available in Table 14) of marketing tactics to successfully sell NSP2 properties. 
Recommendations were made that were specifically tailored to limited funding and specific place-
making issues that are relevant to the area.  The campaign sought to eliminate some of the negative 
perceptions that many residents of the District of Columbia had associated with the neighborhoods, in 
addition to being used as collateral to leverage strategic partnerships to advance future projects. 
 
Through the toolkit’s high-profile signage and engaging marketing template, the Ivy City & Trinidad 
neighborhoods will improve the share-of-voice from non-resident populations and on their own streets 
through increased awareness and investment.  Implementation strategies for environmental signage 
included placing artistically branded fence wrapping around construction projects in the area, and 
developing creative property for-sale signs that communicate activity and progress as opposed to 
neglect and stagnation.  Larger initiatives include activities such as strategically branding a water 
tower, which will serve as a beacon community landmark.  

 
Trialogue’s strategy included layering these small and large initiatives in conjunction with local 
community events to further engage local residents, as the brand serves as a mechanism of 
communication through social media and community outreach.  Advertising strategies for community 
events such as using the “it” campaign on interior cards in buses or on exterior bus shelters, or 
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including it in print advertising with digital and City Paper publications will further attract outside 
attention from non-resident populations.  
 
Finally, a judicious use of the “it” campaign in specific social media will further strengthen the 
community voice.  This could potentially foster the manifestation of greater community leadership, 
which is an essential element of all successful revitalization plans.  
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Chapter 5: Summary Of Recommendations 
 
This chapter provides a concise outline of the recommendations included in the previous chapters of 
this synthesis report. These recommendations were developed based on information gathered through 
market research and community engagements associated with the Neighborhood Stabilization Grant 
program in Ivy City and Trinidad. These recommendations address how to invest immediate NSP2 
housing funds obtained through the program, and how to leverage this investment through future 
funding to create more comprehensive community change. They range from targeted, parcel-level 
acquisition strategies, to policy interventions and general suggestions on neighborhood greening. 
 
The goals of these recommendations are to:  

• Contribute to neighborhood stabilization in accordance with the community’s input and 
vision for the future, 

• Ensure that community assets are leveraged; and 
• Ensure community residents benefit from DHCD investments. 

 
Recommendations are grouped into six topic areas that address (1) housing acquisition, (2) affordable 
homeownership policies, (3) commercial revitalization, (4) workforce development opportunities, (5) 
general neighborhood greening strategies, and (6) transportation enhancements.  
 
Housing Acquisition Strategy 
 

1. To accommodate the forecast absorption of up to 38 rental units and 18 for-sale units over the 
next two or three years, select Ivy City & Trinidad properties for acquisition based on the 
following priorities:   

 
• Areas on the streets that form the “public face” of the neighborhood: Florida Avenue, 

West Virginia Avenue, Bladensburg Road, and, to a lesser extent, Mt. Olivet Road; 
• Areas on streets where investment has already been made, is underway, or is planned, in 

order to support and sustain those investments and enhance the stability and 
marketability of the block; i.e., Montello Avenue and Holbrook Terrace;  

• Areas on interior blocks in the southern part of Trinidad, from Oates Street to Florida 
Avenue and from West Virginia Avenue to Bladensburg Road, as these will be subject to 
the greatest housing cost appreciation pressure from the new streetcar line.  

• From a residential market perspective, properties at 1122-1164 Bladensburg Road and 
1201-1239 Mount Olivet Road represent the most attractive sites for rental residential 
development within mixed-use buildings, as selected by Green Door Advisors. 

 
2. Scatter acquisition of foreclosed homes throughout the area and include acquisition and 

improvements to rowhouses and apartment buildings in order to diversify the local tenure. 
It is highly recommended that the acquisition and renovation of small three- to six-unit multi-
family buildings become a key piece of the strategy to preserve affordable rental housing stock 
in the neighborhood.   

 
Recommendations to Strengthen Affordable Homeownership 
 

1. Expand resources for a homeownership education and counseling system in Ivy City & 
Trinidad. NCRC recommends that a team of organizations be established and provided with 
training and resources to serve the area. A neighborhood-based nonprofit would handle 
outreach, while an established homeownership education provider would be enlisted to hold 
classes and provide individualized education services to residents.  

 
2. Commission a study of the feasibility of a lease-purchase program in the study area 

neighborhoods. The first step is to inventory capacity and interest among providers and 
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lenders and to assess whether the challenges to such a program can be addressed and 
overcome. The next step would be to develop a business plan; it could be modeled on a plan 
developed by Self-Help, or on a homeowner incubator program established by the DC 
Housing Authority at its Elvans Road development. 

 
3. Build on the Section 8 homeownership program to assist more families in the study areas. 

One approach to consider would be to work to expand participation in the Family Self-
Sufficiency program as a feeder system for Section 8 homeownership. A second approach 
would be to strengthen links between Section 8 homeownership and nonprofit housing 
providers working in the study area by providing first preference for a limited number of 
vouchers each year to residents who are homeownership ready and referred by the providers. 
 

4. Study the possibility of modifying the HPAP program to require that residents benefiting 
from a certain level of assistance under the program (say $30,000 or more) return both the 
original loaned funds and a share of home price appreciation to help the HPAP program keep 
up with increases in market prices over time; the share of home price appreciation would only 
be due upon sale of the home. This would help the program keep pace with housing price 
increases over time without increasing the housing cost burden of program participants and 
while still allowing significant opportunities for asset accumulation by homeowners. 
 

5. Study the possibility of new options for expanding access to soft, subordinate debt. One 
option to consider would be to create a program similar to the Site Acquisition Funding 
Initiative, but with a longer repayment period, that would allow the funds to stay with the 
project as subordinate debt until the units are sold. 

 
Commercial Revitalization Recommendations  
 

1. Prioritize the Bladensburg Road corridor as the most promising neighborhood corridor for 
commercial revitalization. Several key sites along the corridor and within the neighborhood 
on Mt. Olivet Road that would benefit from strategic and targeted public investment to 
catalyze future redevelopment in locations that otherwise may not be influenced by market 
forces.  

 
• 1200 – 1212 Bladensburg Road  
• 1122 – 1164 Bladensburg Road  
• 1151 – 1161 Bladensburg Road  
• 1141 Bladensburg Road  
• 1201 – 1239 Mt. Olivet Road  
• 906 – 910 Bladensburg Road  
 

2.    Apply specific strategies identified by the DC Office of Planning Retail Action Roadmap 
to the Bladensburg corridor. These include:  
 
• Streetscape and façade improvements targeted to Bladensburg Road, which could  
 perhaps be implemented through a partnership with the H Street Main Street, H Street  
 CDC, or a newly created community-based organization to provide technical assistance  
 to businesses and property owners; 
• The application of tools available through the Commercial District Technical Assistant 

  Program; 
• Use of the mobile retail concept to provide a temporary use for vacant and/or  
 underutilized parcels to begin transforming the image of Bladensburg Road.   
 

 
 



National Community Reinvestment Coalition • http://www.ncrc.org • 202-628-8866 

 
56 

3.    Apply small business technical assistance to improving merchandising, operations 
       management, and marketing in underserved markets, to address the leakage of Ivy City & 
       Trinidad retail dollars to Maryland and Virginia.  

 
4.    Work with major grocery chains, home improvement stores, and pharmacies, among 

others, to address customer service. This may include coordination with the Washington 
Economic Partnership. Support and expansion of the “retail internship” program, and 
collaborate with Hospitality High and others to address long-standing real and perceived 
service issues in the District’s neighborhood stores.   

 
5.    Take advantage of opportunities to support and celebrate those retailers that do exist in 

the neighborhood and provide high quality services and goods. Connecting these businesses 
to revitalization efforts through direct opportunity and general community branding 
campaigns both rewards these small businesses for their hard work and generates additional 
business opportunities for them to grow.  

 
6.    Incorporating current businesses and retailers into branding and marketing activities 

established by the community. Highlight and support the business community that is already 
there, and illustrate to potential new entrants the opportunities that exist.  

 
Workforce Training Recommendations 
 

1. Convene a working group that consists of the Mayor’s Office, DHCD, DOES, the Deputy 
Mayor for Planning and Economic Development and other key agency staff to promote 
meaningful amendments to existing District policies. The working group should consider 
developing:  

 
2. Develop model policy changes that incorporate a range of penalties and incentives for 

contractors subject to local hiring and procurement laws. For instance, the working group 
could develop a Workforce Density Bonus Ordinance that would incentivize both developers 
and contractors to hire local residents for construction programs. Such a program would 
target rental and for-sale housing developers, as well as developers of commercial and 
industrial projects. 

 
3. Continue to engage local residents in workforce training discussions. Meaningful 

community engagement is the best way to ensure challenges are properly identified and 
effectively addressed.  
 

4. Create an easy to read scorecard of local training programs. The specific outcome measures 
could be determined by the multiagency working group mentioned above. However, 
accessibility, outreach, graduation rates and job placement are all important considerations. 
Scorecards should be disseminated throughout DC, particularly in neighborhoods with high 
unemployment and specific training needs.  
 

5. Develop an Affirmative Fair Workforce Marketing Plan (AFWMP) designed to target 
residents interested in enrolling in a workforce training program, or qualified and interested 
in securing an apprenticeship or journeyman position on a local construction project. The 
AFWMP should specifically target low and moderate income residents of traditionally 
underserved communities like Ivy City & Trinidad.  

 
6. Develop a database informed by an in-depth assessment of economic demographics and 

workforce needs throughout DC. This information could be combined with information 
regarding eligible workers and District-supported development projects to inform the 
AFWMP and direct contractors to potential employees.  
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Recommendations for General Greening  
 

1. Improve the cleanliness of the public realm, increase the quality of existing green 
landscape elements, and create a comprehensive regional greenway system. Specific 
strategies include:  
 
• Solve the littering problem on streets and public spaces; 
• Improve the streetscape canopy in Trinidad; 
• Install street trees on Capitol and Central Avenues in Ivy City; 
• Develop and improve neighborhood-scaled green spaces in Ivy City; 
• Improve neighborhood access to existing green reserves; 
• Transform the existing green reserves into a regional green system by improving  
 neighborhood connections. 

 
Transportation Recommendations  
 

1.    Install highly visible pedestrian crossings and sidewalks at the intersections of West 
Virginia Avenue and Mt. Olivet Road, and Mt. Olivet Road and Bladensburg Road; these 
intersections are currently particularly dangerous for area residents. Gallaudet Street should 
be signed to prohibit truck traffic, something that occurs in other residential neighborhoods in 
the city.  

 
2.    Alter WMATA bus routes to provide more efficient connections from Ivy City & Trinidad 

to the forthcoming streetcar on H Street. Currently, there are no north/south bus routes 
connecting the two areas.  

 
3.    Add additional bike lanes along Mt. Olivet Road or the east/west streets in northern 

Trinidad to provide a more comprehensive system, as streets with bike lanes are currently in 
short supply. The utilization of an old B & O railroad right-of-way in the blocks between 
West Virginia Avenue and 16th Streets as a bike lane would also provide a connection to the 
bike lane on West Virginia Avenue, linking both communities and the H Street corridor to 
the proposed Walmart development at New York Avenue and Bladensburg Road. Additional 
bike racks should also be installed within the neighborhoods; the two recreation centers are 
ideal locations. 

 
While not all of the recommendations included in this report can be addressed immediately, this 
synthesis and the comprehensive reports that follow provide DHCD with a strong foundation on 
which to base NSP2 and future community development investment decisions. NCRC, and all the 
project partners consulted through this planning initiative, hope these recommendations will 
contribute to the future vibrancy of Ivy City & Trinidad and the surrounding neighborhoods.  
 
 


