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Reservoir Hill: 

 Strengthening the Bonds of Community to Create Neighborhoods of Choice -

An Action Strategy for Change 2002-2007

Executive Summary


Reservoir Hill has long been considered a prime candidate for intensive revitalization and redevelopment. The historic grandeur and rich architectural character of much of its housing stock and its prime location near Druid Hill Park, the central business district and the interstate highway system, are assets that should make Reservoir Hill one of the most truly desirable neighborhoods in the metropolitan region. Despite these inherent strengths, the neighborhood has struggled with its identity and the challenges of many urban neighborhoods—unemployment, drugs, vacant houses and trash. 


Reservoir Hill: Strengthening the Bonds of Community to Create Neighborhoods of Choice, is an update and revision of the Reservoir Hill Revitalization Plan, completed by Reservoir Hill H.O.P.E., a faith-based community umbrella organization, in 1996. The document that follows was completed by the French Development Company, under contract to Reservoir Hill H.O.P.E., between December 2001 and June 2002. Reservoir Hill H.O.P.E. was the recipient of Community Development Block Grant (CDBG) funds from the Baltimore City Department of Housing and Community Development (HCD) to:

“…move beyond the suggested implementation strategies (of the 1996 plan) and…map out implementation goals with detailed funding plans and realistic timeliness for the completion on the Plan.”


Reservoir Hill: Strengthening the Bonds of Community to Create Neighborhoods of Choice is more than an update of a previous planning effort. It lays out a strategy for change that is driven by the community, based on the realities of the market place and grounded in a belief in the power of collaboration and partnership. 


It acknowledges a restructured and refocused community umbrella organization. At its June 2002 Leadership Summit,  the Reservoir Hill Improvement Council (RHIC) made a commitment to three overarching  principles for neighborhood change—embracing diversity, achieving a balance of housing options and strengthening the bonds of  community through consistent community building efforts. Reservoir Hill: Strengthening the Bonds of Community to Create Neighborhoods of Choice, and the five-year work plan outlined in Appendix F, is premised on RHIC coming to the fore to accept the challenge of growing its organizational capacity to manage and direct change, bring together diverse elements within the community and provide the vehicle for linking investments in physical change with the mutually supportive goals of community building and leadership development. Over the next five years, RHIC will focus its mission around community organizing, facilitating strategically-selected Adopt-a-Block projects and in pursuing the creation of a new community development corporation so that it can be an effective partner in planned development activities, ensuring that the community has a stake in its future.  


In addition to giving RHIC a prominent role in the community’s future, the document that follows offers a development strategy that recognizes and incorporates the notion of Reservoir Hill as a collection of different neighborhoods with an array of housing styles representing a variety of current and potential housing markets. The challenge for Reservoir Hill will lie in recognizing its inherent market strengths and the opportunities for market-driven investment. The first phase of a proposed housing development strategy is outlined in Appendix B. This flexible, opportunity-driven strategy will involve the acquisition and rehabilitation of at least fifty vacant properties, as many as 30-35 in the center of the community and 15-20 on vulnerable blocks adjacent to areas of market strength which will create new, mixed income homeownership opportunities. Using $2 million already committed by the State of Maryland and an additional $1 million in the coming fiscal year, Reservoir Hill will build on and support ongoing investments in the Healthy Neighborhoods initiative, the Beth Am/Lakeside Neighbors area and in the Upper Eutaw-Madison Historic District. A complementary homeownership counseling and development component, the Housing Ladder, can be found in Appendix C, offering a mechanism to qualify homebuyers and a concept for ensuring that a balance of income and household types is achieved.


Appendix F, the Strategic Work Plan for 2002-2007, provides a sense of the relative timing of actions and the linkages, interrelationships, and the multiple goals the actions are intended to achieve. The strategic actions are grounded in a belief that  real and sustained change can only be achieved through the involvement of active and committed partners—neighborhood residents, community associations, faith-based institutions, state and local government, private and non-profit developers, area businesses and foundations. The final section suggests the establishment of a development partnership where RHIC would occupy a central role with technical advice, resource development and financial support being furnished by a team of development partners. While the idea of partnerships is not new, efforts to forge sustainable and effective relationships are often hampered when strong central management authority and a common vision of change is lacking. In Section Twelve, an attempt has been made to illustrate what a development partnership in Reservoir Hill might look like. Under the proposed model, RHIC contracts with a development consultant or a consortium of development advisors who are motivated by financial incentives to achieve the desired goal of redeveloping the neighborhood.


Today, Reservoir Hill is the subject of renewed interest. Mayor Martin O’Malley has declared Reservoir Hill a high priority for showcasing his administration’s focus on neighborhoods where the opportunities exist to “build on strengths”. Special initiatives and development projects have been launched and private investment is slowly taking root as evidenced in renovation activity and increasing home values in portions of the neighborhood.  There is a growing sense of optimism and a rekindled spirit among Reservoir Hill residents and community leaders that the tide is changing and that the community can offer residents -- current and potential -- a unique urban experience where diversity is celebrated and where all residents are welcome stakeholders willing to invest their time and energy to build cohesion and self-reliance. The document that follows offers a compelling vision to sustain that momentum, to strengthen the bonds of community and to create neighborhoods of choice. Reservoir Hill is poised to seize the opportunity and realize that vision.

Section One:

What Do We Mean By an Action Strategy and Why Do We 



Need One?


Past efforts at planning for revitalization in Reservoir Hill have been largely ineffective and have fallen short of affecting a significant and sustained turnaround in the neighborhood’s economic health and recovery prospects.  Well-intentioned “plans” for the neighborhood go back at least forty years. One of the early plans, the Reservoir Hill Urban Renewal Plan, approved in 1972, drew what many may consider an arbitrary boundary around a collection of blocks and streets bounded by McCulloh Street, Druid Park Lake Drive, Mount Royal Terrace and North Avenue.

 
Fueled by relatively large sums of federal aid, renewal was largely viewed as a series of physical development and affordable housing-driven projects. One of the negative consequences of this period was that, what had been a series of separate and distinct neighborhoods were, over time, treated by City planners and development officials as a single neighborhood—Reservoir Hill. Consequently, subsequent public sector development interventions were often one-dimensional, stressing subsidized housing investment, while failing to recognize the distinct needs and differences among Reservoir Hill neighborhoods.

 
As a result, Reservoir Hill became notable for its balkanization into numerous autonomous neighborhood block club associations diminishing the community’s political clout.  Urban renewal did little to promote diverse residential communities, build a sense of neighborhood identity or strengthen links between physical and social change. In many regards, urban renewal worked directly against those goals. Much has been learned since that earlier period and public sector thinking about how best to intervene and partner in neighborhood revitalization is slowly evolving toward a new model that considers market forces and relinquishes a certain amount of control to community-based organizations.  


The time is right to begin to translate this new thinking into writing in a clear and concise manner that will provide the community and its leaders with a vision and roadmap for change. In contrast to the typical neighborhood plan, this document is an action-oriented and phased development strategy created by the Reservoir Hill community in consultation with public sector officials, private foundation partners and a core group of consultants and advisors. Success in stimulating, sustaining and achieving the revitalization of Reservoir Hill will lie not only in building new partnerships and applying multiple financial resources to a coordinated block by block redevelopment strategy. It will be equally critical to nurture the bonds of neighborliness. For it will be the residents of Reservoir Hill themselves who, by becoming engaged with each other and forming bonds across boundaries that were formerly impenetrable barriers, will breathe life and energy into the revitalization strategies that are described in the following sections. It is that hope that will set the current initiative apart from those that preceded it. 

 
What is offered below is a realistic, phased, action strategy that can show tangible results in a relatively short five-year timeframe. If successful, community leaders can make the case for additional investment and display to potential funders and investors an image of a community with renewed vitality, dedicated to positive change and forward momentum. 

Section Two:

Background and Purpose


 Reservoir Hill: Strengthening the Bonds of Community to Create Neighborhoods of Choice offers a view held by Reservoir Hill residents and stakeholders of the possibilities that exist for capitalizing on existing momentum to forge a truly diverse and dynamic community that is able to exercise  control over its future growth and development  It grows out of a previous community planning effort that began in 1995.  


In June 1996, Allison Platt and Associates, under contract to Reservoir Hill H.O.P.E., Inc., a coalition of faith-based institutions and the local community organizations, completed the Reservoir Hill Revitalization Plan. That plan offered an overall vision and provided a series of key recommendations for housing, the physical environment, public safety, community empowerment and the delivery of human services.


Table A. shows implementation priorities from 1996 and their status today.

TABLE A :
A Summary of the 1996 Reservoir Hill Revitalization Plan Today

1996 Plan Implementation Priority
Status Today

1. Redevelopment of 900 block of Whitelock Street for housing and community center
City has placed disposition process on hold



2. Environmental improvements to the alleys and rear yards
Some garage demolition has occurred and environmental improvements have been the focus of community pride projects in the Healthy Neighborhoods area

3. Traffic changes
Current discussion focused on changes to accommodate the planned jogging path along Druid Park Lake Drive

4. Preparation of design guidelines
Sketches and design concepts produced for targeted blocks ( i.e. Arts and Entertainment District proposal)

5. Ongoing scattered site redevelopment of housing for single-family homeownership
Occurring – mostly focused at edges

6. The demolition of the Lakeview Buildings at 735-753 and 827-845 Druid Park Lake Drive in the near term, and their replacement with four-story market-rate 

limited equity co-ops in the mid-term
Complete – disposition on hold

7. Conversion of some of the most troubled buildings in the community from low-

quality, poorly maintained rental properties to well-managed limited equity co-

ops or affordable multi-family housing
Some success with larger buildings along Druid Park Lake Drive

8. Ongoing assistance to existing homeowners for home maintenance and improvements
Some progress in Healthy Neighborhoods target area and a proposal exists for Community Legacy target block


Changing trends, conditions, new development activity and reordered priorities require a refocusing of the 1996 plan.  For instance, a number of the buildings identified in the plan for rehabilitation have been demolished. Probably the most notable recommendation was that vacant land and abandoned buildings in the 900 block of Whitelock Street be redeveloped for a community building, retail and new housing. The idea was rejected by city and state officials and, to date, these City-owned properties sit idle in a “land banked” status. Perhaps, what was most lacking, was a neighborhood-based organization with the staffing capacity and resources necessary to carry out the former plan’s implementation.


In 2000, Reservoir Hill H.O.P.E was awarded Community Development Block Grant (CDBG) funding by Baltimore City’s Department of Housing and Community Development (HCD) to undertake a revision and update of the 1996 Plan. Reservoir Hill H.O.P.E., Inc. hired the French Development Company to work with Reservoir Hill community leaders, members of the Reservoir Hill Improvement Council and other stakeholders and create a document that would be bold enough to inspire a vision of real change yet realistic enough to provoke a thoughtful process of how, in specific terms, it should be achieved.  Traditional neighborhood planning documents often fall short in this regard. The most comprehensive and detailed plans can have little impact if they fail to resolve important questions about changing a neighborhood’s image of itself and who, within the community, accepts responsibility for bringing about that change.  

Section Three:
The Community Input and Outreach Process 


Beginning in February 2002, the French Development Company talked to and met with over fifty Reservoir Hill residents and stakeholders. The consultant met with Board members of the Reservoir Hill Improvement Council (RHIC) and Reservoir Hill H.O.P.E., Inc., with Interim RHIC Executive Director, Carol Melvin and talked with a variety of residents and other non-resident stakeholders. (See Appendix D for the list of Interviewed Stakeholders)


RHIC represents more than twenty block club associations within Reservoir Hill’s boundaries and played a key role in convening residents and other community stakeholders to offer input and suggest ways that this current plan update could lead to a clear articulation of community priorities that were based in an understanding of Reservoir Hill’s market strengths and weaknesses.  These considerations go beyond solely physical development priorities to include more focused, comprehensive approaches that recognize the links between traditional development projects and the complementary goals of building healthy neighborhoods where outcomes are not measured in terms of the numbers of units produced or dollars spent but  the less tangible and more complex goal of weaving together a set of relationships among residents that lead to community pride, a clear identity, neighborhood cohesion and self-sustaining improvements.


In June, 2002, RHIC sponsored the first ever Leadership Summit that brought together existing resident leaders and emerging leaders from across the community to engage in leadership development training, networking and strategic planning. One of the explicit goals of the Summit was to establish RHIC as a viable and credible voice that could legitimately represent the diverse interests of the broader community. 

Section Four:

Guiding Principles for Change


At the culmination of the Leadership Summit, Reservoir Hill community leaders agreed to direct all subsequent strategic actions to address the following three principles of community change:

●
Reservoir Hill consists of a variety of residents and neighborhoods with mutual concerns and interests who share a desire to acknowledge and celebrate diversity as the foundation for building a healthy community.

●
Reservoir Hill is a collection of neighborhoods, all with their own strengths, challenges and opportunities. Each neighborhood can be thought of as representing a distinct housing market whose proper functioning depends on attracting the right mix of investments so that community improvements can be sustained over the long term and a proper balance of housing opportunities achieved to meet the needs of all residents.

●
Reservoir Hill can only be strong when residents feel an affinity for and pride in their surroundings. Through regular and consistent community building activity neighborhood stability can be enhanced while giving new leaders the opportunity to emerge.


These principles grew out of an honest and frank dialogue designed to force participants to grapple with difficult issues of race, class and social diversity that have stymied previous attempts at revitalization. Focusing on such outcomes is a necessary step toward change suggesting that residents must first have a sense of community identity, connectedness and a hopeful image before they can be expected to initiate and sustain neighborhood improvement activities. 


Agreement on these fundamental principles of change is viewed as a necessary precursor to the kind of plan laid out in 1996 and to future discussions of neighborhood strategy. Failing to confront them might produce a compelling vision and a slick plan document, however, the chances for successful implementation are slim unless there exists a viable organization to oversee and push forward with plan recommendations. RHIC has expressed its willingness and readiness to assume that oversight role.

Section Five:

Creating a Language for Diversity and Social Balance

At the Leadership Summit, participants took a bold step and affirmed their commitment to diversity as a common value and as the foundation for future neighborhood change. 


Diversity is a loosely used term and few disagree that it is a laudable goal.  Putting the commitment into practice in a meaningful way is more difficult.  Urban communities, like Reservoir Hill, are still coming to terms with the experience of urban renewal. To some, revitalization and neighborhood development conjure up suspicions and fears of being uprooted from their homes in the name of progress.   These sensitivities are very real and, if they are not paid attention to up front, can undermine even the most well-intentioned community improvement efforts. The language and vocabulary we use can be emotionally-charged. Consider this familiar example. Calling an area “historic” or pursuing historic district designation may be interpreted by some as an attempt to exclude a certain subgroup of existing residents. Instead of “historic”, they hear “gentrifying” and the lines of battle are drawn.


Barriers of fear and mistrust take time to overcome. Reservoir Hill, through the Reservoir Hill Improvement Council, is beginning to come to terms with these issues. As evidenced in the Leadership Summit,  Reservoir Hill has realized it is a community that has great potential to set itself apart from other neighborhoods throughout the city by embracing the diversity of its current residents and declaring that all are welcome and invited to share in the benefits of a truly safe environment. 


Fundamental to realizing this potential is the ability of RHIC to take the lead in facilitating discussions and activities that build bridges and forge bonds. Reservoir Hill is made up of renters, homeowners, students, seniors, artists, young people, long-time residents and relative newcomers-- groups that typically have been drawn to a recognition of differences rather than a celebration of common hopes and dreams.  

 
Already, organizations such as Kids on the Hill, a neighborhood-based youth group that uses art and community action to build lines of communication, is demonstrating that barriers can be removed, positive relationships built and images transformed when young people of differing backgrounds are brought together to work on block beautification projects. Other groups such as the Reservoir Hill Artists Alliance have shown that, through its application for an Arts and Entertainment District designation and subsequent gallery openings, artists can be a powerful force for overcoming historic divisions and revitalizing the community. If offered the proper incentives, artists will move into more challenging blocks and occupy buildings creating life and serving as the advance guard for more traditional investors. 
 


These are just two examples of successful ways to bridge gaps in understanding. By committing to the celebration of diversity and the pursuit of social balance, Reservoir Hill can allay the fears of many current residents and send a message of inclusion. It can do so by making a promise that future development proposals and projects be evaluated and judged based on whether they conform to the overriding goal of furthering diversity and social balance. Some suggested actions for addressing diversity and social balance are suggested in the Strategic Work Plan for 2002-2007 in Appendix F.

Section Six:
A Market-Based Approach to Redevelopment


Reservoir Hill is often talked about as if it is a single neighborhood. In fact, it is a collection of smaller neighborhoods defined by distinctive housing types, unique physical characteristics, natural boundaries and varied identities. The architectural style and period, size of buildings, density, mix of uses, availability of open space, similarity of demographic and market trends and the perceptions of residents all help to distinguish different places or neighborhoods within Reservoir Hill. For example, a comparison of two areas of strength –the Callow Avenue Co-ops and the Upper Eutaw-Madison corridor--- demonstrate how two neighborhoods within Reservoir Hill function differently. 


One of the challenges when designing any revitalization initiative is to recognize differences and to identify the strengths, challenges and opportunities that each area presents. In many ways, Reservoir Hill can be thought of as a collection of “market areas”. The similarity of housing stock within an area appeals to a certain segment of the population who exercise choice and consider factors related to size, price, location, style comparing the offerings of one neighborhood or area with another before making a decision to buy or rent. Certain blocks or areas, for instance, may attract a particular market niche—young professionals, artists, working families, or students. The challenge for Reservoir Hill lies in recognizing the 11 “market areas” within the community and assembling a set of strategies to preserve, expand or create new market niches. Clearly, some areas offer greater market challenges than others creating opportunities for new investment and redevelopment.


An attempt has been made below to describe Reservoir Hill’s market areas and the strengths, challenges and opportunities associated with each. Strategies and likely tools for intervention are listed that recognize market possibilities and limitations. The exact boundaries are less important than an understanding of the general concept and how tools and strategies need to be tailored to address the unique set of trends and conditions operating in each.  A criticism has been made that previous government-led attempts to revitalize Reservoir Hill have failed to recognize these differences pursuing approaches that, almost always, emphasized the provision of large subsidies for low and moderate income housing development which had negative consequences for achieving the necessary balance required for a vital and healthy community.  The market areas analysis approach should overcome this previous failure. The Strategic Work Plan for 2002-2007, outlined in Appendix F, puts some of the strategies listed below into action. 

Section Seven:
Market Areas Analysis/Descriptions

1. Upper Eutaw-Madison (2000-2500 blocks Madison Avenue, Hendler Lane, both sides of Eutaw Place)

Strengths

●
Magnificent architecture and historic buildings

●
High homeownership level

●
Growing rehab activity

Challenges

●
Scattered vacancies

Opportunities

●
Build from strengths, push market

Current Projects and Potential Strategies

●
Community Legacy target block – 2500 blk. Madison Avenue (odd)

●
Reservoir Hill H.O.P.E. homeownership project

●
Acquisition and rehabilitation of problem properties

●
Small contractor rehab closer to North Avenue

2. Lakeside Neighbors (800-900 blocks of Chauncey Avenue, Eutaw Place, Hendler Lane, 2400-2500 blocks of Brookfield Avenue)

Strengths

●
Beth Am 

●
Modest but good single-family homes

●
Strong nucleus of homeowners

Challenges

●
Scattered vacancies

●
Aging homeowners

Opportunities

●
Affordable homes for first-time buyers

●
Home repair services to homeowners

Current Projects and Potential Strategies

●
Beth Am/Lakeside Neighbors initiative

●
Building community pride through block projects

●
Problem property acquisition and rehab

3. Linden/Brookfield (John Eager Howard Elementary/Reservoir Street, 2000-2400 blocks Linden Avenue, 2200-2300 blocks Brookfield Avenue)

Strengths

●
Magnificent architecture and historic buildings

●
Concentration of homeowners in 2400 block of Linden Avenue

Challenges

●
Concentrated vacancies

●
Declining property maintenance standards

Opportunities

●
Large-scale acquisition and rehab project

●
Greater control over rental units

Current Projects and Potential Strategies

●
One of two focus areas for State’s $2 million for neighborhood revitalization

●
Homeownership Project, possible accessory apartments

●
Community-based management partnership for HABC scattered sites

●
Disposition of HABC scattered sites for homeownership

●
National Historic District designation to access tax credits

●
Limited equity cooperative development and community office space at 2201 
Brookfield Avenue

4. Lakeview North (Whitelock Street, 2400 block of Lakeview Avenue, 2400 block of Callow Avenue, Druid Park Lake Drive)

Strengths

●
Northern end of the 2400 block (even) of Lakeview Avenue

●
Unique porchfront rowhouses in 800 block (even) of Whitelock Street

Challenges

●
Large dilapidated multi-family buildings on Lakeview and Callow

●
Open air drug market

Opportunities

●
Improve safety

●
Redevelopment

Current Projects and Potential Strategies

●
Block organizing projects

●
Vacant building demolition

●
Defensible space projects

5. Callow/Newington (Reservoir Street, Brookfield Avenue, Whitelock Street and rear alley behind the 2000 block of Park Avenue – west side)

Strengths

●
Magnificent architecture and historic buildings

●
Pockets of responsible renters/good quality rental housing

●
Corpus Christi Community Center

Challenges

●
Concentration vacant buildings in 2200 and 2300 blocks of Callow Avenue

●
Open air drug market

Opportunities

●
Large-scale acquisition and rehab project

●
Greater control over rental units

Current Projects and Potential Strategies

●
One of two focus areas for State’s $2 million for neighborhood revitalization

●
Homeownership Project, possible accessory apartments

●
Community-based management partnership for HABC scattered sites

●
Disposition of HABC scattered sites for homeownership

●
National Historic District designation to access tax credits

6. Reservoir Hill Mutual Homes (2100 block of Callow Avenue and 2100 block of Brookfield Avenue)

Strengths

●
Well-maintained buildings

●
Alternative to usual form of homeownership

Challenges

●
Spot blight on the periphery

Opportunities

●
Chance to replicate its success in other areas

Current Projects and Potential Strategies

●
General maintenance and capital repairs 

7. Madison Park North Apartments (700 block W. North Avenue, Park Avenue, Lennox Avenue, Linden Avenue)

Strengths

●
Central District Mobile Police Unit

Challenges

●
Negative perceptions by the surrounding community

Opportunities

●
Reconnecting with the larger community

Potential Projects

●
Tenant organizing and integration with the larger community

8. Reservoir Hill East (North Avenue, Park Avenue, Lennox Street. Alley behind the west side of the 2100 block of Bolton Street, Reservoir Street, Alley behind the west side of the 2000 block of Park Avenue, Newington Avenue to the alley behind the 2000 block of Mount Royal Terrace, 1900 block of Mount Royal Terrace) 

Strengths

●
Rich architectural styles and historic buildings

●
Well-maintained open spaces

Challenges

●
Spot blight, problem properties

Opportunities

●
Build from strengths, push market

Current Projects and Potential Strategies

●  
Healthy Neighborhoods

●
Targeted incentives for acquisition/rehab

●
Small contractor rehab in Bolton Park East

●
National Historic Register designation to access tax credits

●
Streetscape and road improvements


9. Upper Park/Upper Mount Royal (Newington Avenue, Alley behind the west side of the 2100-2500 blocks of Park Avenue, Druid Park Lake Drive, 2000-2500 Mount Royal Terrace, Reservoir Street, Alley behind the 2000 block of Mount Royal Terrace) 

Strengths

●
Relatively strong homeownership base

Challenges

●
Spot blight, problem properties

Opportunities

●
Natural extension of Healthy Neighborhoods 

Current  Projects and Potential Strategies

●
Small investor rehab – Mount Royal Terrace

●
Block projects to build community pride

●
Continued renovation of problem properties

10. Druid Park Lake Drive (Hendler Lane, McCulloh Street, Cloverdale Street, Druid Park Lake Drive)

Strengths

●
Magnificent architecture and historic buildings

●
Views of the lake and park

Challenges

●
Spot blight and problem properties

Opportunities

●
Creation of an aesthetically pleasing “front door”

●
Eventual new construction of signature market rate townhomes

Current Projects and Potential Strategies

●
Renovation of the Chateau for mixed income rental housing

●
Streetscape improvements

●
Land banking of disposition lots in the 700 and 800 blocks of Druid Park Lake 
Drive until market conditions permit unsubsidized development

●
Jogging path construction and related traffic changes to Druid Park Lake Drive 
and Linden Avenue

11. Whitelock Street (both sides of the 900 block of Whitelock Street between Linden Avenue and Brookfield Avenue)

Strengths

●
St. Francis Center

Challenges

●
Undeveloped vacant land

Opportunities

●
Creation of a central gathering place

Current Projects and Potential Strategies

●
Community garden

●
Land banking of City-owned disposition lots until more favorable market 
conditions exist

Section Eight:
Building Leadership Block-By-Block

Block projects and similar gestures of neighborliness are a powerful tool in revitalizing a community. They cause residents to feel an emotional investment in their surroundings and to realize the possibilities for change. Neighborhood pride, confidence and a sense of connection among residents is generated when neighbors come together to sweep alleys, plant flower boxes, give away porch lights, install house numbers or help the elderly with yard work. Block projects are a way for longtime residents and relative newcomers to get to know one another while working around positive themes. Too often, community associations are on the defensive reacting to neighborhood problems. In order to expand the base of leaders within Reservoir Hill, a regularly-scheduled series of block projects can be implemented to shift the collective posture from a mode of reacting to and attempting to solve “problems” to one that proactively communicates an image, both to current residents and outsiders, of a community that exercises control over its environment. Pride building projects that are focused on “winnable” issues can be a great way to surface new leadership within a community. When neighborhood associations are preoccupied with problem solving, the problems are often too big and the solutions are often not clear or are dependent on other actors like the housing department or the police department. Community leaders, seeing little or no evidence of progress, easily lose interest or burn out. 

The concept of a “leadership ladder” can be applied to show how residents move from simple acts of neighborliness to becoming skilled neighborhood leaders. Before organizing a block project, an assessment needs to be made of where the group is on the leadership ladder so that the project being planned has the intended consequences.

Table B below was developed by Reservoir Hill Healthy Neighborhoods consultant Marta Howell and provides examples of various stages of leadership development in neighborhoods:

TABLE B :
The Neighborhood Leadership Ladder

Bottom Rung
Neighborliness
Getting neighbors to act neighborly (greeting each other, watching out for one another, keeping the keys)

Second Rung
Management
Getting neighbors to feel control over their space and the public spaces on their block

Third Rung
Pride
Getting neighbors to move past problems and think pro-actively about the uniqueness of their neighborhood

Fourth Rung
Skills
Being a leader requires some specific skill: listening, planning, communicating, organizing, etc. etc. etc.

Top Rung
Leadership
Finding the right match for new leaders to become involved and practice being leaders.

Block projects, in addition to nurturing new leadership and projecting a positive neighborhood image to potential new homeowners and investors, can serve a valuable role in an overall neighborhood improvement strategy. If planned properly, they can link physical development initiatives with essential community building activity. Not only can such projects work in conjunction with targeted housing rehabilitation activity, they can also provide residents in areas not targeted for immediate physical investment an opportunity to participate in and feel a part of a larger neighborhood revitalization process. Well organized block projects can often transform the market image of more challenging blocks so that they begin to attract market interest.

Reservoir Hill has only to turn to its own Lakeside Neighbors and Healthy Neighborhoods initiatives for successful examples of block projects that are beginning to change residents’ perceptions by creating an image of neighborliness. In the Lakeside Neighbors area, block members conducted a red ribbon campaign to show solidarity last winter and, more recently, held a successful porch light give-away event. Likewise, the Bolton Park Neighbors cleaned up a local park last fall to supplement the Healthy Neighborhoods housing rehab activity along Park Avenue.

The RHIC hopes to significantly expand block project activity this fall. The Council was awarded Community Development Block Grant (CDBG) funding to support various administrative costs including a community organizer and a small grants program for neighborhood Adopt-a-Block projects. The community organizer will work closely with block project grant applicants and efforts will be directed to less organized portions of Reservoir Hill and to support planned housing redevelopment activity in the Callow Avenue and Linden Avenue corridors.

Section Nine:

A New Focus for Reservoir Hill Improvement Council

Over the past year, Reservoir Hill Improvement Council has begun to assert itself as the legitimate voice of the Reservoir Hill community. With the help of the foundation community, acting through the Baltimore Neighborhoods Collaborative, and non-profit partners like the Maryland Association of Nonprofit Organizations (MANO), RHIC has received technical assistance and consulting advice that has enabled it to complete a rigorous internal assessment and strategic planning process called Sharper Focus. Organizational development goals were identified and several priority outcomes were agreed upon as the result of a February Executive Board Retreat. Over the next few years, RHIC will pursue the following outcomes in order to align public, private and foundation resources in a coherent and mutually supportive way:

●
Increased Resident Involvement 

●
Quality of Life Improvements

●
Belief in Reservoir Hill 

●
Increased Strategic Development

●
Decent, affordable housing

In addition to its community building and leadership development role, RHIC will play a very important advocacy and facilitation role. It will be the vehicle for implementing community change by directing a sustained market-based revitalization effort and strategic actions described in this document. It will be up to the RHIC to make sure that every phase and aspect of redevelopment is consistent with the community’s stated commitment to diversity, developing new leaders, maintaining a balanced housing market and nurturing pride and confidence in the community’s long term prospects.

The local foundation community and the City have recognized the RHIC’s goal of reinventing itself and have offered operating support for the upcoming fiscal year. The organization’s recent success in securing Community Development Block Grant (CDBG) funding will enhance its ability to attract additional resources to grow its staff capacity and to ensure future sustainability.

The June Leadership Summit was a good first step for getting neighbors together to think differently about the possibilities for change. After its board elections in October, RHIC is planning a follow-up to the Summit to solicit broader resident input and explore ways to refine and focus its role to best serve community needs. Its two primary goals in the next several months will be to begin a dialogue about the consolidation of block clubs and to get groups of residents in strategic locations to identify block projects that the Council can help with. Reducing the overall number of block clubs will allow the Council to more effectively serve the needs of its affiliated organizations.

Section Ten:

Education, Public Safety, and Economic Development

 
Regional issues like education, public safety and economic development cannot be discounted when considering implementing strategies at the neighborhood level. These are critical factors in the overall health of a community and are more likely to require regional or city-wide strategies at a scale greater than any one neighborhood’s boundaries. This document will not offer an in-depth and exhaustive list of strategies focusing on these concerns. However, some of the more important neighborhood assets and planned improvements are described below that will complement and reinforce the major physical development and community building initiatives listed in the next section. 

 John E. Howard Elementary  #061– This school, located on Linden Avenue,  showed some of the highest improvements in MSPAP scores of any Baltimore City elementary school in 2000-2001 (see Appendix A: Community Profile) despite having a large majority of  children from low-income households. Capital repairs to the school and the adjoining recreation center and grounds are included in Baltimore City’s Capital Improvement Program (CIP) for 2005 and opportunities exist for Reservoir Hill community leaders to help shape those plans in a way that complements physical improvement efforts planned on adjacent streets.

 Midtown Academy – This successful charter school, located across North Avenue in Bolton Hill, gives special preference to students living in the Bolton Hill and Reservoir Hill neighborhoods. The parent/teacher-run school helps to stabilize its surrounding neighborhoods by offering an alternative learning environment to families with school-age children. The school is in the process of securing funds for the renovation of its building to accommodate students up to the eighth grade. Because of Midtown’s proven reputation and high academic standards, Reservoir Hill is able to attract families with school-aged children.

New Mobile Unit at Madison Park North Apartments - The Baltimore City Police Department recently leased about 6,000 square feet of space on North Avenue, within the Madison Park North Apartments for a mobile dispatching unit. The added police presence has the potential to deter crime and improve the perception of Reservoir Hill as a safe and stable neighborhood.

Traffic, Public Safety and Quality of Life Issues – Reservoir Hill residents are having discussions with the Mayor’s Office of Neighborhoods and the Baltimore City Office of Transportation regarding traffic changes needed to accommodate the Druid Park Lake Drive jogging path around the reservoir. The proposed changes need to be evaluated within the context of the overall improvement plan for the neighborhood to minimize the negative impacts of increased traffic. 

Defensible space strategies or CPTED (Crime Prevention Through Environmental Design) have been successfully employed in neighborhoods throughout the city. Citizen-led block organizing, community pride projects and support from appropriate City agencies to remove blight and address the physical conditions that perpetuate criminal activity are an effective way to address public safety concerns. The Planning Department, with input and buy-in from the Mayor’s Neighborhood Cabinet, is coordinating Neighborhood Action Plans with targeted neighborhoods like Reservoir Hill, to identify short-term agency responses to quality of life issues such as traffic, public safety, sanitation. These plans can provide Reservoir Hill residents with evidence of the City’s commitment to be a partner in neighborhood improvement efforts.

Madison Avenue Presbyterian Church /B.U.I.L.D. Worker Center – One of the pervasive issues affecting urban neighborhoods like Reservoir Hill is the lack of programs that foster economic independence for vulnerable low-income populations. Consistent with its stated commitment to acknowledge diversity and social balance as a building block for a healthy neighborhood, the Reservoir Hill community is thankful for the important role that Madison Avenue Presbyterian Church and its array of affiliated outreach ministries have played in addressing the needs of Reservoir Hill residents.

The church, through its economic development arm, Reservoir Hill H.O.P.E., Inc, has entered in to a partnership with Baltimoreans United in Leadership Development (B.U.I.L.D.) Fellowship, Inc., to redevelop a building at 339 Bloom Street as a Worker Center. Reservoir Hill residents and other city residents transitioning from substance abuse treatment programs or from incarceration will be offered a resource center housing an array of job training, financial literacy and a worker-owned temporary employment agency to aid in their quest for economic independence.  After Worker Center clients stabilize their lives, it is hoped that they will integrate themselves fully into the civic life of the communities in which they choose to live. Reservoir Hill welcomes them and hopes that initiatives like the proposed Housing Ladder homeownership counseling office (see Appendix C) will aid in their reintegration into society as responsible renters, homeowners, family members and community leaders.

Small Rehab Contractor Ladder – Reservoir Hill lacks a sufficient number of knowledgeable and qualified rehabilitation contractors familiar with the unique renovation challenges and needs of the community’s housing stock. Healthy Neighborhoods staff identified this as a significant impediment to the success of its rehab lending programs. If Reservoir Hill is to continue to build on progress made in attracting private investment, it will need to develop a pool of skilled rehabilitation contractors. Several smaller entrepreneurial contractors/developers are currently working in the Upper Eutaw-Madison and Bolton Park areas and Reservoir Hill and incentives should be developed to expand the impact of their efforts. There is growing interest within the community for the creation of a coordinated attempt or small contractor “ladder” to expand opportunities for and build the capacity of existing minority-business owned general contracting firms so that they might share in the benefits of major redevelopment initiatives like the fifty-unit housing rehabilitation and homeownership project described in Appendix B.

Section Eleven:
A Three-Phased Approach to Revitalization – Implementation 



Priorities for 2002-2007

The phased approach that follows includes the continuation and expansion of existing housing development initiatives, targeted rehabilitation incentives and community building efforts in the Bolton Park/Historic Mount Royal (Healthy Neighborhoods), Upper Eutaw-Madison (Community Legacy) and the Beth Am/Lakeside Neighbors areas. With modest levels of capital funding and very little in operating support, these varied approaches have demonstrated their effectiveness in shoring up some of the stronger blocks in Reservoir Hill. These more market-viable blocks will only see sustained improvement if government resources like the $2 million in state funds for Reservoir Hill are employed strategically to leverage additional resources to create a homeownership project of sufficient scale in the center of the neighborhood and to allow “opportunity” purchases of key vacant properties in otherwise strong blocks at the edges of the community (see Appendix B). 

During the five-year implementation period, detailed in Appendix F, the Strategic Work Plan for 2002-2007, RHIC’s management capacity and stature within the community is grown through a coordinated set of strategic actions. Beginning later this year with the hiring of additional staff, RHIC, with the support of its organizational advisors, will conduct community building, leadership development and block organizing activities beginning with a deliberate attempt to consolidate the large number of neighborhood block clubs so that RHIC’s voice is strengthened. At the same time, it will begin to explore, with the guidance of its development consultants, a broadening of the organization’s scope to include community-based management of scattered site public housing units and the undertaking, through an affiliated community development corporation, of one or two multifamily development projects of vacant properties such as The Carlton, at 2201 Brookfield Avenue, or the Gertrude Stein House at 2408 Linden Avenue.  In order to attract needed funding and investment incentives to meet its ambitious housing goals, RHIC must also build community consensus over the next several months to pursue National Historic Register designation of the entire Reservoir Hill community.

During Phase II, RHIC will establish new office space in The Carlton where it will share space with a newly-created housing counseling and homeownership development office, the Housing Ladder. The Housing Ladder could initially be run by an established non-profit agency or it could the function of a Reservoir Hill-based community development corporation mentioned in the previous section. The purpose of the Housing Ladder office will be to assist potential homebuyers interested in purchasing homes as they are renovated under the major redevelopment initiative layed out in Appendix  B. Assisted by its development consultants, RHIC will also launch its small rehabilitation contractor initiative to secure a place for smaller minority contractors in the major development initiative, hoping that their businesses would grow to address other community needs like the creation of jobs and a skilled cadre of professionals able to repair historic buildings. Complementary economic development initiatives will be pursued including the re-application of the Reservoir Hill Artists Alliance to Baltimore City for nomination as an Arts and Entertainment District, allowing special tax breaks for artists; the construction of the B.U.I.L.D. Fellowship Worker Center, described in Section 10 and the creation of an entrepreneurial youth business enterprise by Kids on the Hill.

At Phase III,   rehabilitation and community building activity will be evident throughout Reservoir Hill. Private investment activity, sparked by the public sector’s and development partner’s initial infusion of capital into the large-scale rehabilitation effort, will pick up substantially creating opportunities to rehabilitate additional vacant buildings. City-owned disposition lots on Druid Park Lake Drive and on Whitelock Street will attract more market-driven proposals that capitalize on inherent community assets while offering new uses and housing products. A community marketing office will be established during this phase as a resource for interested homebuyers, renters and investors. The marketing office will build on marketing activities like the Reservoir Hill community website initiated in earlier development phases.

The following is a list of priority development projects and initiatives for 2002-2007. The Strategic Work Plan for 2002-2007 in Appendix F details them further in a chart form with specific information about the relative timing of actions, their rationale and links to other actions, the partners involved and projected costs associated with each.

Phase I : 

Community Legacy target block – 2500 block Madison Avenue 



(east side)

(2002-2003)




Reservoir Hill H.O.P.E. homeownership project 




Begin implementation of $2 million State revitalization initiative 



(See Appendix D – RHIC Task Force Proposal, May 2002)




Expand Healthy Neighborhoods target area




Community-based management partnership of HABC scattered 



site units (73 units)







Continuation of Beth Am/Lakeside Neighbors community 




building initiative/problem property acquisition




Initiation of Reservoir Hill Improvement Council Adopt-A-Block 



Small Grants Program




Reservoir Hill Improvement Council organizes Fall 2002 




Leadership Summit




Reservoir Hill Improvement Council creates a non-profit 




community development corporation

Phase II:

*Continuation of Phase I development projects

(2004-2005)

Rehabilitation of The Carlton as a limited equity 






cooperative or other multi-family use




Rehabilitation of 903 Druid Park Lake Drive – The Chateau







Establishment of a new Reservoir Hill Improvement Council office 


in the ground floor (808 Reservoir Street) of the Carlton 




Cooperative




Establishment of the Homeownership Ladder (see Appendix E) 



offices in the above



Reservoir Hill Artists Alliance resubmits proposal 





and wins Arts and Entertainment District designation




Small contractor rehabilitation initiative launched




Kids on the Hill opens center and youth entrepreneur coffee 



shop project




John Eager Howard Recreation Center improvements




BUILD Fellowship Worker Center – 339 Bloom Street

Phase III:

Rehabilitation or demolition of multifamily vacant buildings on



Callow, Lakeview, Linden and Whitelock Streets

(2006-2007)




Market rate new housing construction  for homeownership – Druid 


Park Lake Drive




Whitelock Street Redevelopment




Establishment of a Community Marketing Office

Section Twelve:
The Development Partnership


The successful implementation of the strategic actions listed above will be dependent on the ability of the Reservoir Hill community to forge sustained and meaningful partnerships with government, foundations, institutions, private businesses and non-profits. A number of relationships have already been formed and will be expanded and strengthened in the coming years. New partners need to be brought into the fold and it will be important that projects and actions are coordinated and linked in a mutually supportive fashion. 


The Reservoir Hill Improvement Council, as the recognized and authoritative advocate for the neighborhoods of Reservoir Hill, is ready to assume a coordination and oversight role in implementing the recommended strategic actions. It will put in place the necessary management systems and organizational components to carry the momentum forward with the help of a strong advisory team. One possibility for consideration is the formation of a community development corporation or CDC to plan and execute community development goals. 


A newly-created Reservoir Hill CDC would be assisted by an experienced developer or consortium of proven development professionals. The developer or consortium would act in a consulting capacity to aid the new CDC in a variety of areas including incorporation, hiring staff, applying for status as a Community Housing Development Organization (CHDO) with the City’s Department of Housing and Community Development to enable it to access project operating funds, guiding it through steps in the development process, setting up homeownership counseling services, and establishing a community marketing office. 


The Reservoir Hill CDC may also serve as the community-based partner in the property management proposal submitted by Towner Management and Reservoir Hill Improvement Council to the Housing Authority of Baltimore City. The goal of ensuring that affordable housing is preserved as the neighborhood redevelops is more likely to be realized if a Reservoir Hill-based CDC exists to acquire and rehabilitate housing for community control and benefit. Developer fees could serve as a source of revenue to enable the CDC and the community to fund new programs and move toward self-sufficiency.


In addition to the Reservoir Hill Improvement Council and the new CDC, other partnerships will be strengthened with Baltimore City, the State of Maryland, the French Development Company, the Abell Foundation, the Goldseker Foundation, the Baltimore Community Foundation, the Baltimore Neighborhoods Collaborative, Beth Am Synagogue, Reservoir Hill H.O.P.E., B.U.I.L.D., Midtown Development Corporation, Episcopal Housing Corporation and the LiveBaltimore Marketing Center. Local foundation partners like the Harry and Jeannette Weinberg Foundation and the Annie E. Casey Foundation, may be interested in lending their support to further expand the base of available resources if the neighborhood can put together a compelling vision and plan for change. Private lender and financial institutions could also be convinced that investments in Reservoir Hill could yield positive returns, not as charitable endeavors in a challenged urban community, but as smart business decisions with the potential to expand the customer base of those institutions


Sustaining the current positive momentum in Reservoir Hill is dependent on the commitment and resolve of all the partners to see this community realize its potential. Reservoir Hill is at a critical juncture. There is truly an opportunity to create a great urban community and to show the possibilities for creating and sustaining diversity in the context of a healthy functioning housing market.
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Population :


1990
2000
Change
Pct. Change

Reservoir Hill
8,473
6,901
-1,572
-18.6%

Baltimore City
736,013
651,154
-84,859
-11.5%

Census 2000 Summary File, Neighborhood Statistical Areas, Baltimore City Planning Department, 2001

According to 2000 Census figures, the Reservoir Hill neighborhood has lost population at a slightly greater rate than the rest of the City.  A closer examination of block-level data indicates that the Upper Eutaw-Madison corridor and the lower southeastern portion of the neighborhood have experienced a slight rise in population.

Racial Composition :


1990
2000
Change
Pct. Change

Reservoir Hill





African-American
7,720 (90.2 %)
6,307 (91.6 %)
-1,413
-18.3 %

Caucasian
696    (8.1 %)
451   (6.5 %)
-245
-35.2 %

Other
147    (1.7 %)
131   (1.9 %)
-16
-10.9 %

Baltimore City





African-American
435,765

 (58.5 %)
418,951

(63.5 %)
-16,814
-3.9 %

Caucasian
287,740

 (38.6 %)
205,982

(31.2 %)
-81,758
-28.4 %

Other
22,027

(2.9 %)
35,327

(5.4 %)
13,300
60.4 %

Census 2000 Summary File, Neighborhood Statistical Areas, Baltimore City Planning Department, 2001

African-Americans remain a clear majority in Reservoir Hill. Caucasians are concentrated almost exclusively in the Upper Eutaw-Madison corridor and in the Bolton Park and Historic Mount Royal area.

Family Composition :


1990
2000
Change
Pct.Change

Reservoir Hill





Family Household Type





   Families
1,731
1,458
-273
-15.8 %

      Married Couple Family      
   537
   437
-100
-18.6 %

      With Persons Under 18
   250
   214
-  36
-14.4 %

      Female Householder, No Husband Present      
1,007
   851
-156
-15.5 %

      With Persons Under 18   
   747
   632
-115
-15.4 %

Baltimore City





Family Household Type





   Families
172,846
147,154
-25,692
-14.9 %

      Married Couple Family
91,424
68,771
-22,653
-24.8 %

      With Persons Under 18
40,968
30,118
-10,850
-26.5 %

     Female Householder, No Husband            Present
67,910
64,448
-3,462
-5.1 %

    With Persons Under 18
46,420
44,952
-1,468
-3.2 %

Census 2000 Summary File, Neighborhood Statistical Areas, Baltimore City Planning Department, 2001

Family households in Reservoir Hill have declined at a similar rate to Baltimore City. Married couple families represent well under a third of all family households. A little under one-half of all family households are headed by a single-female with children under eighteen.

Age Composition :


1990
2000
Change
Pct. Change

Reservoir Hill





   0-4 years
717
786
69
9.6 %

   5-11 years
801
492
-309
-38.6 %

   12-14 years
282
286
4
1.4 %

   15-17 years
294
353
59
20.1 %

   18-24 years
980
625
-355
-36.2 %

   25-34 years
1,738
1,101
-637
-36.7 %

   35-44 years
1,403
1,090
-313
-22.3 %

   45-64 years
1,350
1,489
139
10.3 %

   65+ years
908
679
-229
-25.2 %







Baltimore City





   0-4 years
56,928
58,338
1,410
2.5 %

   5-11 years
71,694
43,836
-27,858
-38.9 %

   12-14 years
25,906
27,354
1,448
5.6 %

   15-17 years
25,300
35,836
10,536
41.6%

   18-24 years
82,729
71,141
-11,588
-14.0 %

   25-34 years
137,878
93,248
-44,630
-32.4 %

   35-44 years
105,385
101,544
-3,841
-3.6 %

   45-64 years
129,227
133,936
4,709
3.6 %

   65+ years
100,914
85,921
-14,993
-14.9%

Census 2000 Summary File, Neighborhood Statistical Areas, Baltimore City Planning Department, 2001

School Performance :

The quality of local public schools is a key factor in a neighborhood’s ability to attract certain segments of the housing market. Reservoir Hill is fortunate to have several high performing public schools as options for its families. John Eager Howard Elementary #061 and the Midtown Academy, a recently-established charter school, have shown continuing improvement and rank among the City’s highest achieving elementary schools on the Maryland School Performance Assessment Program (MSPAP). 

Housing Characteristics :

As part of the subject consulting contract, the French Development Company conducted a field survey of all abandoned, unoccupied, for-sale properties and vacant lots during the period March 2002 –April 2002 (See Appendix F). The survey yielded valuable information for planning purposes.


Reservoir Hill
Baltimore City

Total Residential Structures
1,208


Total Housing Units
4,065


Total Abandoned Buildings
191


Total Unoccupied Buildings
  57


Total Number For-Sale Buildings
  15


Total Vacant Lots
   87


Median Assessed Housing Value
$36,000
$52,460

Total Owner-Occupied Buildings
559 


Total Renter-Occupied Buildings
649 


Homeownership Rate
46 %
54 %

Abandonment Rate
16 %
  6.7 %

Data obtained from Baltimore City’s Real Property Information File, March 2002

Housing Sales (1996-2001) : 

Year
Units Sold
Average Sales Price
Average Sales Price (adjusted for inflation)
Percent Change

1996
63
$32,132
$36,309
-----

1997
75
$41,997
$46,617
28%

1998
66
$51,058
$55,653
19%

1999
55
$58,815
$62,933
13%

2000
39
$62,636
$64,515
3%

2001
52
$83,100
$83,100
29%

Source: Live Baltimore Marketing Center and Baltimore Neighborhood Indicators Alliance

Housing Sales by Street (1996-2001):

Street
Units Sold 

1996-2001
Median Sales Price

(inflation adjusted)

Cloverdale Street
1
$111,000

Mount Royal Terrace
26
$103,325

Bolton Street
5
$97,180

Eutaw Place
25
$78,000

Park Avenue
30
$73,169

Clendenin Street
2
$64,003

Madison Avenue
56
$63,285

Whitelock Street
8
$60,360

Reservoir Street
20
$54,825

Lennox Street
10
$53,938

Brooks Lane
17
$38,150

McCulloh Street
38
$38,000

Linden Avenue
24
$33,281

Chauncey Avenue
8
$30,999

Brookfield Avenue
25
$27,750

Druid Park Lake Drive
3
$26,160

Newington Avenue
22
$22,110

Callow Avenue
12
$15,675

Lakeview Avenue
18
$14,170

Source:  LiveBaltimore Marketing Center and Baltimore Neighborhood Indicators Alliance

APPENDIX B:

THE RESERVOIR HILL 

HOUSING LADDER


Reservoir Hill is an excellent neighborhood for implementation of a community wide homeownership strategy for Baltimore City residents with incomes between thirty-five and eighty percent of Statewide median income. The neighborhood has a substantial number of vacant houses and building lots, which could be used for this purpose. The goal is rebuilding an entire neighborhood. The strategy employed to accomplish this goal involves creation of interim rental housing for future home buyers, establishment of a team of full time, part time and volunteer counselors and trainers who will prepare each future homebuyer for home ownership, and development of new homes, with affordable mortgages for these buyers. 


This concept, called the “housing ladder” is a proposal of Reservoir Hill H.O.P.E., Inc., a community developer.  

The Premise


The recent experience of Reservoir Hill H.O.P.E., Inc., in the development of affordable homes for sale in Reservoir Hill supports this proposal. An intense, wide spread marketing effort to sell five houses on Madison Avenue produced more than sixty interested buyers in a month and a half. None was qualified. It is estimated that about 20 buyers did not have sufficient income. By far the greatest number of interested buyers had problems with their credit, and most of those were persons who had correctable problems. However, correction of these problems usually takes between one and two years. 

What Reservoir Hill H.O.P.E. learned was that there were more than enough residents interested in purchasing homes in the City. It also learned that many of these persons were stable individuals, with good jobs, making between $22,000 and $63,000. Unfortunately, most of them had experienced a financial problem that negatively affected their credit.


The premise of this proposal is that there is a large pool of City residents, who want to purchase a home, and who can do so if they can rehabilitate their credit, and receive sustained support and educational assistance to prepare them for homeownership.

The Strategy In Detail


The strategy involves three parts.  In brief, these are (i) identification of a pool of buyers and intake into the program, (ii) rehabilitation of credit impediments to homeownership, homeownership education, and financial counseling, and, (iii) purchase and closing on a house, with follow-up support to insure success during the first three years of ownership.

First Phase

The first phase starts with the identification of persons interested in purchasing a home in the City. Advertisements, distributions of pamphlets and flyers will accomplish this. Each person responding provides information about their employment, rental history, and financial circumstances that allows the staff in the homeownership office to evaluate the strengths and weaknesses of each applicant and determine what action is required to prepare the person for purchase of a home. A personal plan is developed for each applicant and a “contract” is signed with that applicant describing the actions both parties will take over the qualification period. The qualification period is the time line for positioning the homebuyer to meet acceptable mortgage underwriting guidelines. 

Second Phase

The second phase is establishment of a homeownership office in Reservoir Hill, with a paid staff and a staff of volunteers, committed to assisting interested homebuyers in qualifying for low interest mortgages. The staff and volunteers train, educate, and advise these homebuyers. In the toughest cases, the staff may provide direct financial management services to some persons in an effort to control poor spending habits and teach the financial disciplines needed to obtain good credit. However, only persons willing to participate and make life style changes necessary for success should remain in the program.

The homebuyer assistance staff should be in place at the start of the first phase. 

The staff will set up a qualification plan for each interested buyer. The plan takes into account the individual circumstances and needs of the buyer. One buyer may be short a down payment and may need to set up a savings account and a payroll deposit plan so that when settlement occurs, there are sufficient funds. Another may have a collection account or judgment, which must be satisfied. Still another may have too few lines of credits or trade accounts, so that underwriters cannot properly qualify the buyer. In this case the plan will call for the applicant to open credit lines and use them in order to create a favorable credit history.

Third Phase 

The final step is purchase of a home. This phase requires a continuous development plan and sustained financial resources that allow a development team to acquire shells and lots and construct new homes for homebuyers qualified by the process described above. The success of this third phase turns on continuous and sustained funding. Typically, the expense of acquisition must be written off. Construction funding can be a combination of Baltimore Community Development Financing Corporation (CDFC) and a HOME Program grant. Development expenses are also funded by the CDFC loan. The optimum financial structure has a new low interest mortgage from the Maryland Department of Housing and Community Development (CDA) paying off the CDFC loan at settlement. Often, however, project costs exceed the ideal payoff ratio” of 1 to 1 of the CDA and CDFC funds. Then, additional grant funds are needed to close this gap. For example, in the recent Madison Avenue Development project, CDA provided an $80,000 first mortgage, however, CDFC’s construction loan required a payoff of $83,900 per house. It is expected that some economy of scale will exist if development of new homes is continuous, so that the development team is always employed setting up the renovation of houses.   

PAGE  0

PAGE  1

Existing Neighborhood Initiatives

-Healthy Neighborhoods (Reservoir  Hill East)

$ 1million

-Community Legacy (Upper Eutaw-Madison)

$350,000

-Beth Am/Lakeside Neighbors

Government 

-Baltimore City

-State of Maryland

-HUD

Foundation

Consortium

-Baltimore Neighborhood

 Collaborative

-Abell, Goldseker, Weinberg, 

France Merrick etc.

New

RHIC

CDC

Reservoir Hill Improvement Council

“RHIC”


Support Initiatives
Adopt-A-Block

Grant Program

(“leadership ladder”)

Small Contractors

Initiative

(“contractors ladder”)

Homeownership

Counseling

(“housing ladder”)

Community 

Marketing Office

Development Consultant Team

-French Development Co

-Midtown Development Corporation

-Others ?

Funding Requirements

(Phase I)

-$2 million (’02)+ $1 million (’03)-State

-$4.25 million –CDFC or other first mortgage financing

-$1.5 million – HOME Program

-$1.35 million – Community Capital or Foundations

-$2 million – HABC

-$25,000 - CHDO

Five –Year Planned 

Development 

Activities

Phase I: 2002-2003

- Begin Callow/Linden  Redevelopment (30-35 homeownership units) and targeted acquisitions/rehab (15-20 homeownership units) 
$9 million

-Community-based

management partnership

of HABC scattered sites

$2 million

-Set up RH CDC and identify initial development project(s) – Gertrude Stein, Carlton ?

$150,000 – predevelopment

Phase II: 2004-2005
-The Carlton – 9 units

-The Chateau – 47 units

-Gertrude Stein House 

-BUILD Fellowship Worker Center

Phase III: 2006-2007

- Acquisition/demolition of vacant MFD’s – Linden, Whitelock, Callow

Lakeview

-New construction of market rate housing – Druid Park Lake Drive

-Whitelock Street Mixed-Use Redevelopment

