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SUMMARY




The Junction McClinton Nunn Choice Neighborhood
Plan (the Plan) represents the collective vision of the
community and a blueprint for action. It will be used
as a marketing tool for communicating this vision and
specific strategies to community members, potential
funders, and other partners.

The Plan identifies key opportunities to transform

the Junction Neighborhood into a neighborhood of
choice. Transformation will be achieved through

the combination of the redevelopment of McClinton
Nunn Homes public housing, upgrading neighborhood
facilities and services, and creating a mixed-income
community.

The Plan goes beyond the physical environment and
seeks to support residents of McClinton Nunn Homes
and those of the larger Junction Neighborhood in
achieving better life outcomes. To achieve this, the
plan addresses the topics of employment, health,

and education, in addition to housing, commercial
development and infrastructure improvements.

The Plan has the support of over thirty-five

highly committed and capable partners that are
actively collaborating to support the ideas and
recommendations from the residents to complete
a plan for a comprehensive transformation of the
Junction Neighborhood and the McClinton Nunn
Homes public housing community.

The residents of the Junction Neighborhood and
McClinton Nunn Homes are the most important
partners. Residents were engaged in the process and
provided the best insights into what proposals would
be meaningful and beneficial for the neighborhood.
Additionally, key partner the Junction Coalition has
deep connections to the community and its residents
and has used this relationship to infuse the planning
process with meaningful resident participation.

A key component to transforming Junction
1

Neighborhood into a neighborhood of choice will
be creating a mixed-income community. There is
shared support for this among McClinton Nunn
Homes residents, neighborhood residents, and
stakeholders. Currently the neighborhood is
predominantly low-income. There is widespread
deterioration and disinvestment in the existing
housing stock. Property values for existing
homes are depressed, creating an impediment to
both housing rehab and new home construction.

To achieve a mixed-income community new
market-rate housing is needed. The Plan
recognizes the challenge posed by attracting
market-rate development and promotes market-
rate housing as a key part of a mixed-income

housing development program by focusing on the
near-downtown locations in Junction and along the
improved Swan Creek, which should be attractive
locations for market- rate renters and home buyers.

The Plan proposes to improve the neighborhood
from the inside-out by helping residents achieve
their life goals, and by reinvesting in neighborhood
infrastructure, public facilities, and housing.

The Plan also proposes to improve the neighborhood
from the outside-in by leveraging the major trend in
urban reinvestment in the adjacent Downtown and
Warehouse District to draw needed private-sector
investment.

JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022



CHALLENGES

The Junction Neighborhood will need to overcome
many challenges that present barriers to
transformation, including:

DISINVESTMENT

Years of disinvestment have led to deterioration in
the housing stock and shrinking of the local business
community. Property values are very low, making

it impractical to spend the money to make needed
repairs and upgrades to existing property. These
conditions have led to long term vacancy and blight in
the neighborhood.

POVERTY

The poverty rate in the Junction Neighborhood is 46%.

Residents face barriers to upward economic mobhility
including limited access to services and limited
options for transportation to jobs.

DETERIORATED INFRASTRUCTURE

Disinvestment in public infrastructure has
accompanied the decline in property values. In

many areas the condition of street paving is poor,
street lighting is unsafe, alleys are unmaintained, and
sidewalks are crumbling.

EXECUTIVE SUMMARY

POOR IMAGE

The Junction Neighborhood has a poor image
within Toledo. It is perceived as an unsafe
neighborhood, and with good reason. In 2020, it
had the highest number of homicides in Toledo
with 9 shooting deaths.

LEARNING GAP

Academic proficiency is below citywide

and statewide averages. A range of school
options exist, including charter schools and
magnet schools, yet the majority of students in
neighborhood schools under-perform.

TRANSPORTATION

Many residents cite transportation as a problem.
TARTA bus service is provided throughout the
neighborhood but travel times to destinations can
be long.

LACK OF STORES

Residents also indicated a lack of stores and
shops in the neighborhood. Most of the retail
uses in the Junction Neighborhood are located
along Dorr Street, which is at the northern edge of
the neighborhood and not within walking distance
for most residents.

Images of Junction Streets



ASSETS

While challenges abound, the Junction Neighborhood
has a series of assets it can build upon to drive
transformation.

LOCATION

The Junction Neighborhood is located immediately

west of Downtown Toledo and the Warehouse District.

Both of these areas have experienced significant
urban reinvestment. If the Junction Neighborhood
can leverage its location, this will help attract new
residents looking for easy access to downtown and
its amenities.

STRONG LOCAL ECONOMY

After decades of decline and dislocation, the regional
economy is growing. Job growth and increased
prosperity are on the rise.

HERITAGE

The Junction Neighborhood possesses a heritage
and authenticity that cannot be manufactured. These
assets include original housing stock, impressive
older industrial buildings, notable former residents,
such as jazz great Art Tatum, and great institutions
like the Frederick Douglass Center.

Collingwood Green

COLLINGWOOD GREEN

Lucas Metropolitan Housing’s (LMH) new
Collingwood Green Phase Ill housing
development has brought attractive, high-quality
housing to the Junction Neighborhood. Located
immediately north of the McClinton Nunn target
housing site, this recent investment helps

to create positive momentum for additional
investment.

STRONG STAKEHOLDERS

A core strength of the neighborhood is its
churches and nonprofit organizations that work to
improve the lives of residents. These include The
Junction Coalition, the Tabernacle Church, and
the City of Hope.

THE CITY AND LMH

The City and LMH are very capable and committed

partners. Both are invested in the Junction Choice

Neighborhoods Plan and will use their considerable
resources to help transform the neighborhood.

NEIGHBORHOOD RESIDENTS

The residents of the neighborhood may be
Junction’s strongest asset. Residents remain
deeply committed to the Junction Neighborhood
and have been fully involved in the planning
process throughout the two-year grant term. The
resulting Plan is truly a reflection of the residents of
McClinton Nunn and the neighborhood at large.
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VISION

A community-based visioning process produced a
strong consensus on a shared vision for the future,
simply stated as:

A SUCCESSFUL 21ST CENTURY
URBAN NEIGHBORHOOD

This shared vision is the result of years of planning
efforts and engagement that have resulted in a

deep shared community understanding of urban
planning terminology. The vision is from residents
and represents the desire for a thriving, just, and
sustainable neighborhood. A successful 21st century

. . " Example of what the existing Swan Creek could be turned into an attraction supporting a range of activities within
urban neighborhood consists of the key qualities close proximity of the Downtown and Warehouse Districts.
listed on the following pages.

This vision recognizes that the Junction

Neighborhood needs to leverage its proximity to the DIVERSITY VISUAL QUAL"’Y

Downtown and Warehouse District to enhance its

lifestyle and appeal. By strengthening connections to Part of the appeal and interest of successful The visual quality of the Junction Neighborhood will

the east, the assets of the Downtown and Warehouse urban neighborhoods is the diversity of its be high. This will include architecture, urban design,
District become part of the lifestyle of the Junction residents. Interacting with different kinds of infrastructure and public facilities.

Neighborhood. The Junction Neighborhood can people is interesting to today’s urban dwellers.

become a predominantly single-family urban RANGE OF HOUSING

neighborhood that is located within a short bike ride MIXED-INCOME

or a half hour walk to the most interesting attractions A successful neighborhood will have a range of

in the Toledo region. Related to diversity is being a mixed-income housing types to appeal to a diverse set of residents.

community. People of all incomes will live in the While predominantly single family, other housing

Junction Neighborhood due to its lifestyle, range types will be part of the mix including, mixed-use

of assets and housing options. apartments, townhouses, and lofts in rehabbed
industrial buildings.

Key themes consistent with this vision include:

EXECUTIVE SUMMARY 4



MULTI-MODAL

Today’s successful urban neighborhoods offer

a choice of mobility. Travel by car is easy and
convenient due to the neighborhood’s proximity to

the key destinations within the region. This proximity
also lends itself to walking and biking. The streets of
the neighborhood are designed to support pedestrians
and bicyclists as much as motorists.

) ) ) The new Mott Branch Library is an example of A multi-modal transportation system will help make the
A successful neighborhood will have services and high-quality design. Junction Neighborhood a 21st Century neighborhood.

assets that help residents lead successful lives.
Given its near-Downtown location, the Junction
Neighborhood will be in close proximity to the best
jobs and employment opportunities, the best health
care facilities, the best libraries, as well as a range
of options for quality education. Trusted community
partners will help residents connect with the services
they need to reach their life goals.

The nearby Maumee River riverfront improvement. The amenities of Downtown Toledo are located in close proximity to the Junction Neighborhood.

5 JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022



KEY INITIATIVES

The Plan’s key initiatives align with the Vision and
opportunities to chart a course for the transformation
of the Junction Neighborhood. These include:

People
Initiatives

A. Establishment of a Financial Opportunity
Center for McClinton Nunn residents;

OUTREACH AND COMMUNICATION IS CENTRAL TO PEOPLE PROPOSALS

B. Recognizing the importance of housing
wealth and promoting more homeownership;

C. Bringing more educational resources to
students who need them to close the
“learning gap”;

D. Creating a dedicated Patient Navigator
position to help McClinton Nunn residents
reach their health goals.

PEOPLE PROPOSALS ARE SHAPED BY RESIDENT INPUT

EXECUTIVE SUMMARY



Neighborhood
Initiatives

A. Strengthen the physical connections
between the Junction Neighborhood and the
Downtown and Warehouse District;

B. Make Nebraska Avenue the “Main Street” of
the neighborhood by developing three nodes
of retail at Collingwood Blvd., Hawley Street
and Detroit Avenue;

C. Transform Nebraska Avenue into a multi-
modal transportation facility to give people
the choice of moving by car, bike, bus or
walking;

D. Make the neighborhood safe by effectively
reducing gun violence through the Save Our
Community program;

E. Transform Swan Creek into a major asset
offering a range of activities and attractions,
including a quick multi-use trail to
Downtown;

F. Improve the appearance and function of key
local streets; and

G. Improve existing parks and create new
parks along Swan Creek.

N . O W I S VT R i 0
Legend

¢ == Ped/BikePath /' Exercise /Fitness Station < Pedestrian Bridge
I /.- —

& KayakLaunchFacility (»,) Habitatlmprovement 0 Overlook

Figure 3. Swan Creek Activation Plan
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Housing
Initiatives

A. Make all new housing development mixed-
income developments.

B. Prevent displacement of low-to-moderate
income residents by creating 825 units of
income-restricted rental housing over time;

C. Help low-to-moderate income homeowners
to stay in their homes by providing financial
assistance for rehabbing their houses;

TS CiTY PARK AVENUE

{3

D. Transform the McClinton Nunn target
housing site into an attractive mixed-income
community offering a range of housing
types;

E. Maintain the existing single family character
of the community by rehabbing existing
homes and infilling vacant lots with single-
family homes;

F. Adaptively reuse vacant industrial buildings Swan Creek Village Buckingham Street Adaptive Reuse

for multifamily residential, including new
affordable housing;

\

G. Transform vacant industrial land along Swan
Creek into a new single family
“neighborhood-within-a-neighborhood”.

S e

Mixed-Use Building Infill Single-Family
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PROJECT TEAM

The Junction McClinton Nunn Choice Neighborhood Plan
(the Plan) is the result of the collaborative effort from
many partners. The core planning team included Lucas
Metropolitan Housing (LMH) as the applicant and the City
of Toledo (City) as the co-applicant, the Junction Coalition
as planning partner and Camiros as planning coordinator.
This core group, guided the process based on the advice
of the residents throughout the Junction Neighborhood
Resident Ambassadors from McClinton Nunn were hired to
support community outreach and engagement throughout
the planning process. The Junction Coalition is a vital
partner in coordination with the McClinton Nunn Resident
Ambassadors to facilitate and extend neighborhood
outreach and engagement beyond McClinton Nunn.

The planning team worked collectively to adjust the
planning process to respond to the limitations caused by
COVID-19. The team utilized online meeting tools and took
steps to ensure safety during in person meetings. Despite
COVID-19, with high rates of response to surveys and high
turnout to meetings, well over 500 points of contact were
generated during the planning process.

PLANNING PROCESS

LUCAS METROPOLITAN
HOUSING

Lucas Metropolitan Housing's mission is to create
and maintain sustainable, affordable housing
opportunities, provide pathways to a better quality of
life, and empower vibrant communities.

Working in collaboration with its partners, the Housing
Authority is the main facilitator in the coordination of
planning activities.

CITY OF TOLEDO

The City of Toledo is focused on service for our
residents, progressive policies for our community, and
economic development as a foundation for our great
City.

Staff from many of the City’s departments provided
input and advice, while facilitating resources that are
useful during the planning process.

JUNCTION COALITION (PLANNING
PARTNER)

Junction Coalition’s mission is providing a viable voice
to our neighbors and cultivating healthy relationships to
develop our community for a better quality of life.

As planning partner, the Junction Coalition exercised
leadership throughout the community to generate
engagement and excitement about the upcoming
comprehensive transformation plan while achieving an
excellent level of participation from residents all across the
community.

CAMIROS (PLANNING
COORDINATOR)

Camiros has managed the project as the Planning
Coordinator leading the planning process for the Junction
McClinton Nunn Choice Neighborhood Plan. Camiros is a
nationally recognized planning firm that has served as the
Planning Coordinator for more than 10 successful Choice
Neighborhood Planning Processes around the country
since 2011.
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RESIDENT AMBASSADORS

Eight Residents Ambassadors were hired to support

the outreach efforts and participate in the planning
process. All eight of the residents live in McClinton Nunn
Neighborhood. Amassadors were paid stipends for
conducting resident-to-resident community outreach based
on the number of enagement surveys they were able to
generate.

PARTNERS

A group of dedicated partners collaborated with LMH and
the City to develop the Plan. These partners participated
in working groups, plan committees, and the steering
committee to help create an inventive, implementable
plan for the Junction Neighborhood and McClinton Nunn
redevelopment.

Partners include but are not limited to:
ProMedica

Local Initiatives Support Corporation -
Toledo Office

African American Legacy Project
Pathway

Neighborhood Business Owners
Toledo Area Regional Transit Authority
Jerusalem Missionary Baptist Church
Toledo Public Schools

Center of Hope

The Lucas County Land Bank

Habitat for Humanity

Board of Lucas County Commissioners
Area Office on Aging

Youth Advocate Program

1

National Alliance on Mental lliness
Toledo

Hospital Council of Northwest Ohio
Huntington Bank

Fifth Third Bank

Toledo Lucas County Port Authority
Toledo Lucas County Public Library
Toledo Museum of Art

Arts Commission

Local Church’s and Holy Toledo
Local Contractors

RESIDENTS

Residents of McClinton Nunn and the Junction
Neighborhood were also valuable and active partners
in developing this plan. Residents dedicated their time

o Choice Neighborhoods Plan | Toledo, Ohic
Residential Ambassadors helped survey residents.

o, 9 . .7 m
.Junction
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EXISTING CONDITIONS

and energy to provide the planning team with thoughtful
feedback throughout the planning process.

To begin the planning process the Planning Team first had

to develop a deep understanding of the neighborhood and

McClinton Nunn. A variety of strategies were implemented
including a community event, one-on-one interviews, and a
needs assessment survey.

KICK-OFF

Before the project launched a competition was held

with local students to design the logo for the project.

The final logo is a combination of the three winning
submissions. This activity helped infuse community into
the planning process from the start. In March of 2021, a
virtual kickoff event was held with HUD staff due to the
pandemic. Multimedia presentations were made about the

VIRTUAL KICK-OFF EVENTS

HUD and the Target Housing Site
Student logo design competition

N
(=]
N
d

MARCH

neighborhood and planning process.

A kickoff event and target housing site resident focus
groups were held at McClinton Nunn in April of 2021.
This was residents’ first opportunity to provide input
on the state of the neighborhood and the potential for
transformation.

KEY PERSON INTERVIEWS

In the early weeks and months of the planning process,
the Planning Team met with local stakeholders
virtually and in-person to gain an understanding of the
state of the neighborhood in the eyes of local leaders.

NEEDS ASSESSMENT

To better understand the needs of residents,

separate needs assessment surveys were developed for
residents of McClinton Nunn and residents of the Junction
Neighborhood at large. With over 100 questions, the
surveys provide deep insights into the lives of the residents
of the target housing site and the broader neighborhood.

Needs Assessment surveys were collected over the
Summer and Fall of 2021. Several “resident ambassadors”
were selected by Lucas Metropolitan Housing to go door-
to- door and help their neighbors complete the survey. This
effort resulted in 108 McClinton Nunn residents - more
than 70% of households - completing the survey.

The Junction Coalition worked tirelessly to achieve a
strong response rate from the greater Junction community.
One hundred and thirty Junction Neighborhood residents
completed the survey - going above and beyond
expectations. The Needs Assessment Survey was a major
undertaking that has led to substantive input that will
inform the Final Choice Neighborhoods Plan.

FOCUS GROUPS AND SURVEYING

Target Housing Site and Neighborhood
Resident Needs Assessment

Community Celebration and Outreach Event

?APRIL

KEY MOMENTS
®
.-

Figure 4. Planning Process Timeline

PLANNING PROCESS

Key person interviews conducted
Service providers interviewed

‘JUNE
?JULY

‘SEPTEMBER
?NOVEMBER

WORKSHOPS HELD

Target Housing Site
Three Visioning Workshops
One Preference Workshop
Youth Visioning Workshop

Community Visioning Workshops
Working Groups

Seven groups met at least three times each
Early Action Committee meetings begin



VISIONING

A series of visioning workshops were held in the
neighborhood. Input from nearly 60 respondents,
representing stakeholders, McClinton Nunn residents and
Junction neighborhood residents, was gathered from July
to August of 2021. Youth visioning sessions were held
during that time as well.

Clear alignment of opinion emerged on the desired
direction for transformation. This direction is expressed in
the following strategies;

A. The Junction Neighborhood should be a mixed-
income community.

B. Arange of new housing should be built, but the
housing program should respect the single-family
heritage of the Junction Neighborhood.

C. Forming a strong connection to the adjacent
downtown area will be effective in drawing
reinvestment to the neighborhood.

D. New businesses should be brought in to serve
residents and make the Junction Neighborhood more
vital.

E. Home ownership should be strengthened with
programs to help current residents become
homeowners.

2022

*MARCH

F. There should be improved support services to
help all residents succeed.

G. Junction becomes an attractive neighborhood
with beautiful new homes and streets and an
emphasis on property maintenance.

H. Financial literacy, job training and improved
education will result in upward economic
mobility for existing residents.

REPLACEMENT HOUSING SITE
VISIT AND WORKSHOPS

To better understand residents’ preferences for
housing, replacement housing workshops were held
in which different types of housing were viewed

and discussed and residents voiced their thoughts
and preferences on each. A group of residents and
stakeholders were taken to Columbus, Ohio to learn
about the Columbus Metropolitan Housing Authority
redevelopment of Poindexter Village. This provided
important insight into the housing redevelopment
process, and provided an important glimpse into the

COMMUNITY CELEBRATION AND
OUTREACH EVENT

Following the needs assessment and visioning work, a
celebration and outreach event was held in the winter of
2021. At this event residents and partners were presented
with an update on the planning process and were able

to celebrate the hard work and effort that had gone into
making the Plan up to that point.

The next stage of the process was designed to bring
residents together to strategize on how to make their high-
quality vision of the neighborhood a reality.

scope and benefits of public housing redevelopment.

In addition to the site visit, replacement housing
preference workshops were held with residents in
September of 2021.

PLAN COMMITTEE MEETINGS

All three Committees each meet three times

CELEBRATION AND EARLY ACTION PROJECT

Early Action Survey refines project proposals
Ongoing communication with surrounding neighbor-
hood groups and organizations

‘SUMMER & FALL

?DECEMBER

Working Group Appreciation Dinner

13

?JUNE

DRAFT PLAN SUBMITTED

Community Review
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STRATEGY DEVELOPMENT

The process involved working groups and several months
of People, Housing and Neighborhood Plan committee
meetings that involved stakeholders and residents of both
McClinton Nunn and the neighborhood.

The formulation of preliminary strategies was framed
by the existing conditions analysis, visioning, resident
and community engagement, assets and challenges
assessment, and development trends analysis. Key

strategies that emerged from the planning process include:

A. Leverage Junction's strong central location by
strengthening connections to downtown Toledo.

B. Turn Swan Creek into a major asset by activating
the waterfront and promoting pedestrian, boat and
bike connections to downtown Toledo and the
Maumee River.

C. Enhance the attractiveness of the key streets
throughout Junction to upgrade the image of the
neighborhood.

D. Strengthen property maintenance in Junction to
reduce the appearance of blight and disinvestment.

E. Work with existing service providers to connect
Junction residents with programs in digital
proficiency, financial literacy, job training and adult
education to increase earnings and build wealth.

F. Build upon the proposed 6-Block Initiative for
fostering new ownership housing in the Junction
Neighborhood and use it as a catalyst for broad-
based home ownership.

G. Expand LMH’s non-profit development entity,
Lucas Housing Services Corporation, to perform
more housing rehabs in Junction and broaden

PLANNING PROCESS

the income range of households served by this
program.

H. Promote market-rate housing as a key part of
a mixed-income housing development program
by focusing on the near-downtown locations
in Junction and along the improved Swan Creek,
which should be attractive locations for market-
rate renters and home buyers.

I. Work with Toledo Public Schools, charter
schools and nonprofit organizations providing
after-school and pre-school educational
programs to establish a coordinated program
to achieve high academic proficiency throughout
Junction.

J. Work with the Junction Coalition, Center of Hope,

The Frederick Douglass Community Association,
and other neighborhood organizations to
connect residents to the elevated support
services.

K. Work with the City of Toledo, Lucas County,
Local Initiatives Support Organization, the Lucas
County Land Bank, Promedica, and area banks
to structure a plan to finance improvements that
will foster neighborhood transformation.

WORKING GROUPS

Seven Working Groups and an Early Action Committee
were established to research the topic areas and
develop recommendations for the Plan. Working
groups members were residents of the neighborhood,
McClinton-Nunn residents, and stakeholders.

The Working Groups provided input through a three-step
process of: 1) frame assets and challenges; 2) identify
issues to be addressed; and 3) recommend projects and/
or programs to address these issues. The Working Groups
were:

A. Housing

Transportation

Education -Human Development
Workforce Development
Economic Development

Public Safety

G. Health and Mental Health

The recommendations of the working groups directly
shaped the final recommendations of the People,
Neighborhood, and Housing Plans.

EARLY ACTION COMMITTEE

The Early Action Committee was formed during the time to
develop the Early Action proposal. The committee set key
goals that the Early Action Project should achieve. Those
goals are:

mmo o w®

A. Engage youth and achieve their buy-in

B. Build capacity of residents

C. Have benefits that extend beyond December 2022
D

. Build upon existing initiatives and potentially leverage
new ones

E. Build trust in community leaders and between
residents
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F. Incorporate data-driven and evidence-based
components

A survey was conducted which garnered 199 responses
from McClinton Nunn and Junction residents. This survey
was used to refine the Early Action Project and insure
alignment with community priorities.

PLAN COMMITTEES

Three plan committees were formed to take the working
groups ideas and recommendations and develop the final
proposals for the Neighborhood, People, and Housing
Plans. These meetings were conducted from March to May
of 2022.

There were three plan committees:
A. Neighborhood
B. Housing
C. People

The Plan committee participants included residents of
McClinton Nunn and the neighborhood, service providers
and stakeholders, local developers, and business owners.

15
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The Junction Choice Neighborhood Plan Area is bounded
by Dorr Street to the north, rail to the west and south and
I-75 and Anthony Wayne Trail to the east. These boundaries
are largely consistent with the Junction Neighborhood.

The Junction neighborhood has a set of assets and
challenges that can support or deter transformation.

ASSETS

The Junction Neighborhood has many strengths and
assets that will support neighborhood transformation.
Foremost are the dedicated residents who are invested in
their community. These residents have invested their time
and dollars in Junction and create a vibrant neighborhood
culture. Junction also has a vibrant history as Toledo’s
Black Wall Street and home to world renowned musician
Art Tatum. Junction’s cultural strength will play an
important role in the transformation of the neighborhood.

Swan Creek runs along the southeast side of the
neighborhood. The creek connects directly to Maumee
River and the riverwalk but is underutilized and has great
unrealized potential as an open space and recreational
amenity. Better utilization of Swan Creek will play an
important role in changing the image of the neighborhood
and improving connectivity from Junction to Downtown.

The Junction Neighborhood is conveniently located near
Downtown Toledo, cultural assets including the Toledo
Museum of Art, and the University of Toledo. Strengthening
connections to these and other nearby neighborhoods will
expand residents access to learning and job opportunities.
Proximity to neighborhoods like the Warehouse District
which is seeing high amounts of investment from the
public, private, and nonprofit sectors will have positive
spillover effects for Junction.

17

CHALLENGES

Though Junction has many assets that can be
leveraged for transformation there are also a set of
challenges that must be addressed. Historic harms
from redlining and urban renewal have led to years of
disinvestment, and loss of neighborhood businesses.
Continued disinvestment in the neighborhood has led
to high amounts of vacancy, sub-par infrastructure
and park spaces, and a lower quality of service.

High amounts of vacancy and the loss of jobs and
businesses in the neighborhood contributes to the
neighborhood having high amounts of poverty and
high amounts of crime. A recent study completed in
partnership with Promedica has shown that there is
a correlation between vacancy and blight and gun
violence experienced in a neighborhood.

These challenges must be addressed to achieve
transformation and improve the quality of life for
Junction residents.

4 (b :

Mott Library
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NEIGHBORHOOD HISTORY

The history of Junction has been provided by Andrew J Sager, Historical/Environmental Review Officer from

the Toledo Department of Neighborhoods.

The Junction Neighborhood as we know it today is actually
a collection of several different neighborhoods and plats
that evolved over time, some of which can be traced back
to the 1850s and continued to be developed to the 1910s
and beyond. It is generally bounded by Dorr Street on the
north, I-75 and Anthony Wayne Trail on the east, and the
Norfolk & Southern Railway on the south and west.

The section east of City Park Avenue. was loosely known
as “Pinewood” during the mid 20th Century and was
home to a sizable African American community during
that time. West of City Park Avenue, but east of Hawley
Street, the neighborhood took on the name of Lenk’s Hill
(after German brewer Peter Lenk) and was a large German
settlement that goes back to the late 1860s. Between
Hawley Street and the Norfolk & Southern railroad tracks
west of Brown Street, the area was home to many Polish
residents beginning in the 1870s and would take on the
name of Kuschwantz.

South of Swan Creek, the neighborhood is comprised of
two plats, Hartford Addition (1893) and Sterling Place
(1914). Itis generally hemmed in by Swan Creek, Sterling
Park, Anthony Wayne Trail, and the Norfolk & Southern
Railroad.

As the City grew westward from the downtown area
beginning in earnest after the 1860s, many residential
plats were developed. South of Dorr Street, rapid growth
took place all the way to Brown Street as early as 1875.
By 1880, the ethnicity of the residents was primarily
German and Irish, with a spattering of English, Polish,
Swiss and Canadian. African Americans made up less
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than 2% of the future Junction neighborhood at this
time. About two dozen black families could be found
scattered throughout the neighborhood with very small
concentrations in the 300 and 500 blocks of Woodland
and Pinewood. The total population of the Junction
neighborhood was about 8200 at this time including
110 African Americans.'

Along with residential development, early commercial
development also began to take shape after 1875, with
Dorr Street and Nebraska Avenue being the primary
corridors by 1900. Corner stores could be found at
many other intersections, as the population of the
neighborhood grew steadily and had now reached
almost 22,000. In most areas, residents did not have
to walk more than a block to the nearest grocery or
meat market. As the early 20th Century wore on, well
defined commercial nodes were in place all along the
east-west thoroughfares like Dorr Street, Nebraska and
Indiana Avenues.

Though it would not be until World War | that
significant black migration in today’s Junction
neighborhood would take place, continued black
settlement would slowly increase in the era leading
up to that time. By 1900, there were about 130
African-American families residing there, but they
still only made up about 2% of the overall population.
White population increased significantly as well,
particularly in the upstart Kushwantz section, where
Polish immigrants were settling en-masse. However,
definite more pronounced areas of black settlement

1. 1880 Census Enumeration data, retrieved from Ancestry.com

1930s view of early homes along Nebraska Avenue. These
were among the most ubiquitous house types of the 1860s
and 1870sThe home at the right had modest Greek Revival
influence, namely in the corner entrance with pilasters and
pedimented window hoods. The house on the left contains
elements of the Folk Victorian style, namely the L-shaped
porch with decorative columns and mouldings.

were starting to take shape by this time. Most could

be found living east of Ewing Street and north of Vance
Street but they never made up more than about 20% of the
blocks they lived on during this era. Collectively, African-
Americans made of about 5% of the Pinewood section in
1900.

Many African Americans originally came from other parts
of Ohio and the Upper Midwest, but during the earliest
days of the Great Migration (late 1910s) many blacks from
the South began moving into the Junction neighborhood
(and several other parts of Toledo). By 1920 significant
settlement had taken place in the Pinewood District,

JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022



RACE/ETHNICITY OF JUNCTION NEIGHBORHOOD, 1880 and 1900

1880 1900
German 421% German 34.2%
Irish 239% Polish 16.8%
English 34% Irish 1071%
Swiss 34% Canadian 32%
Polish 34% English 3.0%
Canadian 26% African-American 2.0%
African-American 16% Swiss 1.7%
Overall Ethnic 83.5% Overall Ethnic 71.9%

Figure 6. Junction Population 1880 and 1900

1. Section north of Swan Creek only. Figures based on number of households for 1880 and 1900. Ethnicity refers to being born abroad, or having at least
one parent born abroad as defined by the U. S. Census.

The few remaining old wood-framed houses awaiting demolition for the Brand Whitlock Homes, late 1936

EXISTING CONDITIONS

particularly east of Division Street. Black settlement
also began to take place in previously all-white and
predominantly German areas of Lenk’s Hill.

By 1930 Pinewood had become predominantly black and
there were new black residents living throughout Lenk’s Hill
all the way to Hawley Street north of Belmont. Citywide,
the black population grew from 1,877 to 13,260 between
1900 and 1930 and had composed just a little under 5% of
Toledo’s population by that year. Blacks comprised 44% of
the heart of the Pinewood section by 1930, jumping to 87%
of that area by 1934.2

Though many of these houses were quite large - having
been previously owned by upper and middle class
Germans-- many had been cut up into multi-unit flats by
the 1910s and 1920s due to the acute housing shortage
during and after World War I. Rates of home-ownership
for blacks were low (as little as 10% in some areas) and
often the tenants were paying high rates to rent houses in
squalid condition. This would create ripe conditions for the
proliferation of blocks of run down tenements that would
set the stage for their removal and the construction of
large, modern Works Progress Administration (WPA) built
housing projects at the end of the 1930s.

During this era, there were very few blacks living in
Kuschwantz, and it would not be until World War II, during
the second wave of the Great Migration, that African
Americans were finally able to settle in that section of
Toledo. Beginning in the northeast, this steady migration
would continue to take place over the next 25 years and
beyond, buoyed considerably by Civil Rights legislation that
opened up many areas of the city to black settlement that
were previously unavailable due to real estate “steering”, or
simply white residents outright refusing to sell. Civil Rights
laws also struck down many restrictive covenants written
into actual deeds of many residential plats throughout the
city that actually had language preventing blacks and other
minorities from living or owning property there.

1.Compiled from Census Enumeration data, 1900 and 1930. Map drawn by
Andrew J. Sager, City of Toledo, Department of Neighborhoods.

2. Toledo — Gateway to the Great Lakes by Morgan Barclay and Charles N
Glaab, 1982, p. 80.
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Though blacks had been living in the Collingwood/Dorr area since the 1870s, very few were living south of Belmont Street
before 1900. By 1930, Pinewood had become predominantly black, especially east of Division Street, where some blocks
were approaching 90-99% African-American. Pinewood was Toledo's largest black neighborhood by this point, with most

of migration taking place between 1916 and 1930."

By 1970, only a small section south of Nebraska Avenue
and west of Junction was predominantly Polish. And
within 10 years, pretty much every block of Kushwantz was
predominantly black, with many blocks approaching 100%
and only a “remnant” population of Polish remaining after
1990. Collectively, Junction was now the largest black
neighborhood in Toledo.

The Hartford/Sterling Place section was geographically
isolated from the rest of Junction by Swan Creek and
still largely white in 1950, experienced black settlement
in earnest beginning later that decade. By 1970 it was
overwhelmingly black and thus became indistinguishable
from the much larger part of Junction north of the creek.

Meanwhile, urban renewal projects and I-75 Expressway
construction would eradicate many parts of today’s
Junction neighborhood. The construction of Brand
Whitlock homes from 1938-1940 resulted in the removal
of several blocks of substandard housing. Directly north
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of Brand Whitlock, another housing project, Alburtus
Brown, was complete by 1941. As the century wore on,
almost all of the old houses east of City Park Avenue
were gone, replaced by newer housing, commercial
development or not replaced at all. When I-75 was
constructed in the early 1960s, it took out even more
housing stock. In 1997, the last original house of the
old Pinewood section - 817 Division Street - was
demolished, bringing to an end any trace of over 130
years of settlement among the Germans and later
African-Americans in that part of Toledo.

The Dorr Street Corridor - running from Division

to N. Detroit - which had become the de facto

“black downtown” by mid-century because of the
large number of thriving black owned and operated
businesses, was targeted for urban renewal in the late
1960s. Within the decade, 99% of it would be gone,
replaced by housing apartments and the widening of

Dorr Street itself. Smaller commercial corridors of mostly
black-owned businesses found along Nebraska and Indiana
Avenues survived for a while longer, but many closed over
the next four decades. Today, when one drives down Dorr
Street amongst all the sterile looking housing, it's hard to
imagine that a thriving community once existed there.

Though the Junction neighborhood remains predominantly
black, its population has dropped dramatically over the
past 40 years. Collectively, the six census tracts that cover
most of the Junction Neighborhood have lost 42% of their
population between 1980 and 2010 alone. Going back to
1940, the changes are even starker, with about a 70% drop
in population over that 70-year span of time. No doubt,
the legacy of the foreclosure crisis, which was only in its
beginnings in 2010, will show even more stark population
losses by 2020 as hundreds of homes in the Junction
neighborhood have been torn down in the past 10 years,
and hundreds more - many still occupied in 2010 - were
abandoned by 2020.

The area west of Collingwood was hit hard when
demolition activities began to be ramped up after 1995,
never letting up and only getting worse as the foreclosure
crisis took hold and the houses were demolished en-masse
by the 2010s. Spot infill, mostly built during the 1995 to
2005 era did little to help stave off population loss, and

in fact much of this new construction itself was largely
abandoned and vandalized and some even burned down
within just a few years of being built.

Newer projects such as Washington Heights - which has
created many blocks of middle class housing - and brand
new Collingwood Green have infused a much needed
population boost to the eastern part of Junction. In the
case of Collingwood Green, hundreds of new housing
units have replaced the partly abandoned Brand Whitlock
Homes and more phases are planned, but this spike pales
in comparison to the huge population losses occurring
elsewhere in the neighborhood.

Today, the Junction Neighborhood is but a shadow of its
former self, with continued hemorrhaging of population,
and relentless proliferation of vacant and abandoned
dwellings.
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Many blocks in the newer parts of the neighborhood, 100%
intact as late as the 1990s, are suffering from up to 30-50%
loss in housing stock with new abandonment seemingly
occurring almost weekly. The commercial component has
suffered even greater loss, with perhaps a 90% or more
drop in the number of businesses over the past 70 years.

A few small “ma & pa” type businesses, namely along
Nebraska Avenue, have tried to hang on, but they suffer
from loss of patronage as much of their customer base has
died or moved away.

The loss of the Dorr Street Corridor - and attending loss
of dozens of black owned businesses - was perhaps the
greatest death blow the neighborhood and the stinging
legacy of “urban removal” can still be felt among the
dwindling number of long time and former residents that
are old enough to remember it. As those glory days of the
middle 20th Century become ever more distant, it surely
must resonate with them on how much it once thrived with
all those great goods and services that it provided, and they
were welcome with open arms by friends and neighbors,
when they were likely restricted from going elsewhere.

Indeed, the unrelenting demolition that has destroyed the
collective memories of tens of thousands of families over
the years has left deep scars not only in Junction but the
Toledo as a whole as entire blocks have been wiped off the
map. The city has lost much of the physical evidence of its
deeply- rooted ethnic heritage among the many different
nationalities, but most significantly among the African-
American community who have called this area home for
over 120 years.

EXISTING CONDITIONS

JUNCTION NEIGHBORHOOD AREA: POPULATION CHANGES, 1940-2010'

Census Tract | 1940 [1950 | 1960 | 1970 | 1980 |1990 | 2000 | 2010 |Change 1940-2010 | Change 1980-2010
32 6193 4546 | 3716 [ 3639 | 3036 | 2383 | 1934 | 1412 -12.8% -33.2%
33 6521 6962 [ 6279 | 4690 |3420 | 2587 | 2243 | 1701 13.9% -60.9%
34* 6567 | 7367 6/97 | 2802 |13/9 | 162 |738 | 778 -88.2% -81.3%
35 4902 [ 4308 3273 | 3174 | 2785 | 2273 |2014 | 1529 | -G68.8% -30.4%
36 6124 5877 6906 | 5016|3854 | 2918 |2196 | 1666 | -/28% -34.4%
37* 3957 4649 3672 | 1996 [ 1/03 | 795 |1688 | 1409 | -64.4% -63.4%
Total 35194 | 31247 | 30601 | 22787 | 18107 | 14098 | 12673 | 10502 | -/0.2% -41.9%

Figure 7. Junction Population 1940-2010

1. Census Block data, 1940-2010.

7000 Block of Indiana. Built in the mid 1920s, these houses are a part of a three-block plat extending to Dorr Street which
was one of the last significant development of single family homes until the urban renewal era of the 1960s.
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JUNCTION TODAY

Figure 8. Map from the 2018 Junction Master Plan hased on 2018 Lucas County Land Bank survey of property.

23

I
. il e
A 250" 500° . 1,000
|

N Prudueed by Toledo s Center; Oclob
-

VACANCY

Today the Junction Neighborhood is facing the
consequences of previous government policy and
disinvestment. Approximately 60% of land in the Junction
Choice Neighborhood is vacant. This does not include
the abundance of vacant buildings throughout the
neighborhood.

In 2018 the Lucas County Land Bank conducted a
structure survey to determine the status of residential
property in Toledo. This shows areas of strength in the
neighborhood where there are intact blocks of “very
good/A” and “good/B” graded structures. There is also
ample opportunity for rehabilitation of residential property
represented by properties graded “fair/C". Properties
graded “deteriorated/D” and "hazardous/F" have structural
or other issues that make it most feasible to demolish the
structure. Some Junction residents have taken advantage
of vacant property adjacent to their homes by side lotting
those parcels to increase the size of their yard. Other
uses that have emerged are community developed park
spaces and gardens including the Prayer Park and Garden
established by People’s Missionary Baptist Church, What
Blooms on Blum Garden, and Kwanzaa Park which has

JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022



recently received investment to become Junction Park.

TRANSPORTATION

The Junction Neighborhood is well positioned with
proximity to Downtown Toledo, the Warehouse District
which has seen recent investment from the private and
non-profit sectors, the Toledo Museum of Art to the
north, and the University of Toledo to the west. Though
these attractions are located near the neighborhood, the
transportation system is not designed to support resident
access.

When looking at the transit system it is apparent that
though there are three bus routes that traverse the
neighborhood the lack of amenities at these stops makes
the system difficult to use. A majority of bus stops in
Junction lack shelter, seating, and cement pads. In
addition, the current signage for bus stops is small and
lacks information about the route needed to effectively use
the bus system. Access to the bus system is also limited
by the walkability of the neighborhood. The high amounts
of vacancy, blight, and sidewalks in poor conditions make
getting to the bus uncomfortable and difficult.

The City of Toledo has recently made investments in

street repairs and traffic calming, adding speed bumps

on secondary streets that help slow traffic. This improves
the safety of people using the right-of-way including
drivers, pedestrians, and cyclists. Major improvements to
Dorr Street are being pursued including a multi-use path,
pedestrian improvements to the bridge over I-75, and transit
improvements.

EXISTING CONDITIONS
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Figure 9. Map from the 2018 Junction Master Plan. Residents reported that the one bus shelter shown in this map was removed after cases of vandalism.



Food Access HEALTH AND ENVIRONMENT

Junction residents are in a food desert. As shown in the
Food Access Atlas Map, almost the entire neighborhood
is classified as Low Income and Low Access when looking
at vehicle access. This means that a significant number
of residents are without a car and are more than half of a
mile away from the nearest supermarket. There is a small
grocery in the neighborhood, but residents and planning
partners have reported that there are frequent issues
with the store. Community gardens have been started

in Junction and the gardens provide some residents

with fresh foods, but more resources are needed to

meet neighborhood needs. Increasing access to fresh,
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S —————. ) | v Individuals health due to the ability to go deepintolungs— the Junction Choice Neighborhood should be a focus area
| bmaisiania BN | sewese andenter the blood stream. for investment to address environmental disparities as
o comors © = shown in the demographic index map. By looking at various

environmental indexes available through the screening tool
it can be determined that the Junction Neighborhood has
high levels of exposure to environmental hazards including
lead paint, underground storage tanks, and fine particulate
matter.

Environmental Justice Index

i g

Initiatives such as tree planting and expanding the

tree canopy, green stormwater infrastructure, and

home rehabilitation can start to address some of the

: environmental issues faced by Junction residents. In 2017,

Vance St a series of rain gardens and bioswales were installed in

e ~ Junction through funding by the Great Lakes Restoration

Initiative. The project is meant to capture and absorb

rainwater in the target area. However, since installation the

bioswales have not been well maintained and are in need

of long-term stewardship and landscaping.

Figure 12. £J Screen Demagraphic Index is an analysis i i Figure 13. £) Screen Lead Paint is a measure of the

of low income and minority population by census &, i percent of homes built before 1960 when lead paint

S tract, These demographic factors are specifically listed P was commonly used. High levels of exposure to lead
a5 by the federal government as indicators to identify B g e can cause permanent damage especially to young

Environmental Justice areas. wremeens Children,
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EXISTING CONDITIONS

Asthma
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Figure 14. £) Screen Cases of Asthma Compared to the State of Ohio

Heart Disease

Figure 15. £) Screen Cases of Heart Disease Compared to the State of Ohio

Junction residents are medically under-served when
compared to the State of Ohio. As measured by the EPA
Screening Tool and US Health Resources & Services
Administration, the Junction Neighborhood has too few
primary care providers. This is coupled with a high infant
mortality, high poverty and/or a high elderly population.
Similarly, Junction residents experience high prevalence
of Asthma in adults 18 or older, high prevalence of heart
disease in adults, and low life expectancy. Discussions at
the Working Groups and Plan Committee meetings revealed
mistrust when seeking care due to past experiences

of mistreatment, further hindering resident’s access to
healthcare.

The neighborhood needs a local pharmacy
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INVESTMENT

Various community investment tools are currently being
utilized to support development projects in the Junction
Neighborhood. These tools include Opportunity Zones, a
Neighborhood Revitalization Strategy Area designation, and
American Rescue Plan funds.

Two of the Census Tracts in Junction are Opportunity
Zones. Opportunity Zones attract investors by providing

tax deferrals on capital gains. These Opportunity Zones
have supported projects that included Low Income Housing
Tax Credits, New Market Tax Credits and state and federal
investments. There is also a collaborative effort of private,
public, and nonprofit partners utilizing the Opportunity Zone
to support investments in the Warehouse District to bring
new commercial and residential space. The Warehouse
District is adjacent to the Junction Neighborhood.

The City of Toledo has designated the Junction
Neighborhood and two adjacent neighborhoods
(Englewood and Old Historic South End) as Neighborhood
Revitalization Strategy Areas (NRSAs). This allows a
community to benefit from a comprehensive place-based
approach by using CDBG dollars to leverage additional
funding for the neighborhood. A NRSA designation
encourages and requires extensive community consultation
and participation in revitalization efforts, which aligns
with Choice Neighborhood requirements. Grantees also
receive enhanced flexibility when undertaking economic
development, housing and public service activities when
using their CDBG funds. Regulatory relief and greater
flexibility include:

A. A decrease in the Aggregation of Housing Units being
low and moderate income from 100% to 51%;

B. The elimination of the need for businesses to track
personal income and maintain records for jobs held
by or made available to persons residing in the NRSA;

C. An exemption from the aggregate public benefit
standards and Public Service activities are not
capped at 15% in NRSA's
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Finally, the City of Toledo has issued a conditional
commitment to provide ARPA funds to Collingwood
Green Phase IV and V in the amount of $4.8 Million
Dollars that will provide 120 new apartments and
Townhomes for seniors and families. LMH will receive
$5.7 million in HUD 202 funding to support senior
housing. Though all of these tools and resources have
been utilized in the neighborhood, the Plan will explore
ways to further take advantage of and maximize the
investment power of these funding opportunities to
support neighborhood transformation.

Recent investment in affordable housing

Community Garden
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PLANNING EFFORTS ALIGNMENT

JUNCTION NEIGHBORHOOD
MASTER PLAN

Completed in 2018, the Junction Neighborhood Master Plan
was a community led planning process led by the Junction
Coalition. This plan identifies a series of strategies to
improve the Junction neighborhood. This plan is a key
reference for the Junction Choice Planning process.

REHABBED HOME SALES

LMH’s nonprofit affiliate, Lucas Housing Services
Corporation (LHSC), renovates up to 25 homes per year
for sale to individuals with low-to-moderate income.
This year is it expected that up to eight homes will be
sold to homeowners with low-to-moderate income in
the neighborhood. This program includes homeowners
receiving a soft second mortgage which provides them
“instant equity”.

6-BLOCK INITIATIVE

The 6-Block Initiative was first identified in the Junction
Master Plan. It is bounded by City Park Avenue, Indiana
Avenue, Collingwood Boulevard, and Nebraska Avenue.
Since then, the Habitat for Humanity has committed to
constructing 15 new affordable homes within the 6-Block
area.

EXISTING CONDITIONS

THE HOME RESCUE PROGRAM

This is a multi-year partnership between Maumee
Valley Habitat for Humanity, City of Toledo, Junction
Coalition, and other partners to address the need

for home repairs in the City. The new program will
utilize $1.5 million in HUD HOME funds from the City
of Toledo’s Housing and Community Development
Department. Additional funding has been made
available specifically for the Junction Neighborhood
by ProMedica Foundation and the Owens Corning
Foundation. Each rehabilitation project is expected to
cost an average of $50,000. The funding is available
to address code violations and lead remediation. It is
anticipated that 40 houses will be fixed over the next
18 months.

ROOF REPLACEMENT PROGRAM

The City of Toledo is funding a roof replacement
program for low-to-moderate income homeowners.
The program will set aside approximately $3.5
million for 500 homes to be serviced. The City has
a preliminarily goal to target 100 homes in Junction
Neighborhood for this program.

CONNECTING TOLEDO
NEIGHBORHOODS TO
OPPORTUNITY

The City of Toledo is pursuing a RAISE grant. If this grant
is awarded the project will seek to make safer connections
between the Junction and Uptown Neighborhoods to
employment, recreational, and educational opportunities.
Project elements that particularly impact the Junction
neighborhood are improvements to the I-75 overpass to
increase pedestrian safety, a multi-use path along the
Northside of Dorr Street and elevated bus stops that will
prepare the Dorr Street corridor for future Rapid Transit
investment from TARTA.
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DEMOGRAPHICS

The Junction Neighborhood has a population of
approximately 4,507. This is a 40% decrease from 2000
when the population was 7,478. The majority of the
Junction Neighborhood is African American and low
income. 19% of the Junction Neighborhood population is
over 65 and 22% is under the age of 18.

Approximately 50% of neighborhood household area
making less than $25,000 per year and the median income
is over $20,000 less than median income of the State of
Ohio.

There are approximately 2,100 housing units in the
Junction Neighborhood. Approximately 60% of those
households are making 60% Area Median Income or less.
Roughly 29% of housing units in the Junction Neighborhood
are vacant. From 2014 to 2021 the Lucas Housing Services
Corporation has sold 48 homes to low-or moderate-income
home-buyers.

A robust survey effort of McClinton Nunn and Junction
Neighborhood residents provided a glimpse into what
everyday life in Junction is like and residents thoughts
on what could improve it. Some of the key findings of the
surveys are presented here and throughout the Plan.
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NEEDS ASSESSMENT

Key findings from the Needs Assessment Survey include:
A. Junction and McClinton Nunn residents are highly

connected. This will not come as a surprise to most
residents, but there is a high-quality social network in
the neighborhood that facilitates friendship and
resource sharing between residents. 50%

of McClinton Nunn residents and 78% of Junction
neighborhood residents state that their key

method of getting information is through their friends
and neighbors.

. There is a lack of access to technology among some
residents. 45% of residents do not know how to use
a computer or only have basic skills; 60% do not have
a computer at home; and 38% of people

with computers do not have internet access.

. Many residents feel unsafe in the neighborhood.
38% of residents “rarely” or “sometimes” feel safe

in the neighborhood. This number increases to 55%
at night. 58% of people have witnessed drugs being
sold in the neighborhood. Importantly, 20% and 22%
of residents feel violent crime and property crime are
the most concerning issues in the neighborhood.

. The Junction Neighborhood’s biggest asset is its
convenient location near Downtown Toledo and the
Interstate 71. Given a variety of considerations, 45%
of residents stated that the biggest strength of the
neighborhood is the convenient location. Other
popular answers included transportation access/
the highway (28%), people who live there (25%), and
proximity to family/friends (20%).

EXISTING CONDITIONS

. Most residents are willing to move during

McClinton Nunn redevelopment. 55% of
residents do not have a problem with moving
to accommodate for redevelopment of the
target housing site. Important considerations
identified by residents include:

I. 36% of residents were interested in staying
in Junction during transformation, while 33%
are unsure.

/I, Even though most residents do not have
school-aged children, keeping children
in their current school was still the #1 most
important consideration in relocation
reported by residents.

I1I. Access to transportation is the #2 most
important consideration.

IV. Access to jobs is the #3 most important
consideration.

. The concept of mixed-income housing is

appealing to residents. 88% of respondents
found the idea of a “mixed-income”
neighborhood appealing. Buy-in to this

concept from residents is critical to the Choice
Neighborhoods Initiative. Further, 56% of
neighborhood respondents thought transforming
McClinton Nunn into a mixed-income
development would make the neighborhood
more desirable for other housing and
commercial development.

G. Residents support rehabilitation of the current

housing stock rather than replacement, where
possible. 60% of Junction respondents felt that
modernization and widespread rehabbing was
necessary and good for the neighborhood.

. Most residents think single-family homes

are most appropriate in Junction, but there

is interest in higher density development. 33% of
residents thought that single-family homes were the
most appropriate housing type in Junction -
matching the historically most prominent housing
type in Junction. However, 41% of respondents also
liked the idea of mixed-use buildings and 38% liked
the idea of townhomes.
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MARKET ANALYSIS

A market analysis was conducted to determine the
potential for commercial, industrial, office and residential
development. The following information summarizes the
findings of these reports.

HOUSING POTENTIAL

Over the last 30 years the Toledo Metropolitan Area has
experienced declines in its population and economic
conditions. This decline has been particularly focused in
Central Toledo and the Junction neighborhood. In fact, the
Junction neighborhood lost one-third of its population over
the last 20 years creating a vacancy rate of approximately
30%. These trends are slowing with the City attracting
new manufacturing and distribution businesses and
experiencing a decreased amount of rental vacancies over
the past three years. Due to the neighborhood’s proximity
to downtown and the interstate, the housing market in
Junction is well poised to benefit from the anticipated job
growth in central Toledo and along I-75.

Junction has the potential to support the development of
up to 386 rental units. Up to 243 of those units could be
market rate and 113 units could be targeted for workforce
housing which is 60 to 80% of Area Median Income.

In addition to the factors that are positively impacting the
market for rental units in Junction, the increased demand
for for-sale housing units and the limited supply of units
available benefits the potential for for-sale unit demand

in the neighborhood as well. Junction has the potential to
support up to 200 for-sale housing units. Up to 75 of those
units could be market rate.

EXISTING CONDITIONS

OFFICE POTENTIAL

Currently, about 90% of the 235,600 square feet

of office space is a non-profit use with 210,000
square feet used by Pathway, Inc. In addition to
social services other common office uses in the
neighborhood are oriented toward those living in
poverty including cash loans and credit, and cash
for plasma businesses. The market study found that
Junction neighborhood has the potential for up to
23,700 square feet of office space.

INDUSTRIAL POTENTIAL

The Junction neighborhood has historically been

a hub for industrial use with convenient access

to the interstate and rail lines. Within the region
there is 7.8 million square feet of industrial use in
the downtown area with only 1.3% vacancy. The
study area currently has 1.17 million square feet of
industrial building space. A majority of this space
is used for warehousing and distribution and 20% is
manufacturing. The market study has determined
there is potential for up to 65,000 square feet of
industrial uses in the neighborhood. This demand can

be met through renovation of existing vacant industrial

buildings.

RETAIL POTENTIAL

There is approximately 140,000 square feet of commercial
space in the Junction neighborhood. About 8% of the
active commercial space is vacant not including spaces
that were once commercial but are no longer marketed
as such and commercial uses that are temporarily closed
likely due to the COVID-19 pandemic. The Junction
neighborhood has the potential for up to 105,000 square
feet of retail space within the next 5 years. There is very
little existing vacant retail space so reuse and mixed-use
development will all be key components of meeting the
demand.
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PEOPLE PLAN VISION

The People Plan is central to Junction’s transformation
concept of transforming from the inside-out and the
outside-in. The Junction Transformation Plan is based

on transforming both the place and the lives of existing
residents, both McClinton Nunn residents and residents of
the broader neighborhood. The People Plan is designed to
empower residents to take an active role in transforming
their neighborhood. For example, a central tenant of the
Junction Vision is to deconcentrate poverty by creating

a mix-income community. This will be brought about

by helping existing residents increase their earnings

and household wealth, not merely by attracting new
mixed-income households to the neighborhood. This is
transforming from the inside-out, starting with the existing
people and assets of the neighborhood.

The vision also includes building housing back on the

many vacant lots in the neighborhood and increasing
homeownership, and existing residents will occupy much

of the new housing and many will become homeowners.
The long-term disinvestment in the Junction Neighborhood
caused widespread housing deterioration and demolition,
resulting in the creation of many vacant lots. Because there
are simply not enough existing residents to occupy all the
vacancies, it is necessary to attract new residents from
outside of the neighborhood to drive transformation from the
outside-in. However, the process must start with supporting
existing residents to build their capacity so that they can
participate in this transformation process. This People Plan
describes a holistic program of services to support existing
residents achieve their goals, and in doing so, they will help
transform the neighborhood. The People Plan focuses on
services and actions to support McClinton Nunn residents
first and foremost, but most of the programs/services will
also be available to residents of the Junction Neighborhood
in general.

PEOPLE PLAN

The Junction Neighborhood supports the growth and personal
development of residents. It is a neighborhood of opportunity
with the social, educational, entrepreneurial, and workforce
development resources for all residents to succeed in reaching
their goals. Residents are empowered to participate in and
leverage the transformation of the neighborhood to build
household wealth.
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GOALS, OUTCOMES, AND METRICS

Progress towards transformation must be clearly articulated through goals, outcomes,
and metrics. Goals are statements of consensus aspirations. Outcomes are the positive
changes being sought to carry out the vision. Metrics are measurements of the current
state and the targeted improved state in relation to the Outcomes.

GOALS OUTCOMES

The goals of the Junction Choice People Plan The implementation of the People Plan is
are: expected to lead to significantly improved
1. Increase Upward Economic Mobility !lfe outcome§ for residents. Outcomes frgm

implementation of recommended strategies
2. Improve Academic Proficiency & are discussed for each.

Participation in Post-Secondary
Programs

3. Promote Health and Well-being

METRICS

Metrics are indicators to track the
process toward achieving the desired
outcomes. The metrics described on the
following pages will help track progress
of the People Plan initiatives.

CASE MANAGEMENT. The programs and services described in the People Plan will

be administered and monitored using customized case management systems. Each
program will have its own case management system. For example, Neighborhood
Health Services uses customized a case management system for its Patient Navigator
program. Similarly, The Tabernacle and Center of Hope will use their own case
management systems to track the academic proficiency of school students in their

after-school and summer school programs. However, LMH will operate a “master case
management system” to coordinate all of these individual systems and track residents’
participation in all services. The “master case management system” will integrate

data from each service provider's database and function as the “quarterback” for an
integrated program of holistic services.
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This People Plan builds upon the strong efforts of local partners who have established successful programs to address the supportive service needs of the Junction

Neighborhood. The matrix below summarizes these existing programs.

PROGRAM
NAME

DESCRIPTION

PROGRAM
LEAD

LOCATION

GOAL
ALIGNMENT

METRICS (IF
AVAILABLE)

Jones Academy

Jones Academy High School has a

Toledo Public Schools

Jones Academy

Imrpve Academic

for K-6th graders to improve their
academic performance while providing
arts, recreation, social and emotional
development, and health services.

Martin Luther King
School for Boys, and
Robinson Elementary
School

Proficiency &

Participation in Post-

Secondary Programs

Bloomberg Lab Bloomberg lab where students are given Students Proficiency &
real money to learn to invest and manage Participation in Post-
a portfolio. Secondary Programs
Esusu App Credit and Savings building app for low to | Esusu LMH Sites Increase Upward
moderate income families to build their LMH Economic Mobility
savings and credit as individuals orin a
group.
LMH has a program in place with Esusu
to use tenants one time rent payments to
improve their credit.
Bank On Toledo Provides a low or no fee bank account Toledo Urban Federal | Junction Neighborhood | Increase Upward
and required training on how to manage | Credit Union Economic Mobility
a bank account, budgeting, and obtaining
and utilizing credit.
ELEVATE A comprehensive after school program Center of Hope 0ld West End Academy, | Imrpve Academic Increased reading

performance; Increased
math performance;
Increased attendance rate

Financial Opportunity
Centers (3)

The financial opportunity centers offer
programs and assistance including but
not limited to; financial coaching, credit
counseling, re-entry coaching, and home
buyer counseling.

NeighborWorks Toledo
Pathway

Promedica

LISC (Funder)

Region Wide

Increase Upward
Economic Mobility

PEOPLE PLAN
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PROGRAM
NAME

DESCRIPTION

PROGRAM
LEAD

LOCATION

GOAL
ALIGNMENT

METRICS (IF
AVAILABLE)

LHSC Rehab Program

LHSC rehabs homes in Junction to sell to
families with low income.

LHSC

Junction Neighborhood

Increase Upward
Economic Mobility

25 Homes per year are
rehabbed.

Six-Block Initiative

The Six-Block Initiative is a project that
stems from the Junction Neighborhood
Plan. It is a targeted investment in housing
rehab and new construction for affordable
home ownership.

Junction Coalition
Habitat for Humanity

Target area: Indiana
Avenue, Collingwood
Boulevard, Nebraska
Avenue, and City Park
Avenue

Increase Upward
Economic Mobility

Habitat for Humanity
will construct 15 new
homes in the target
are over the next three
years.

Tabernacle Housing
Rehab and Repair

The Tabernacle has developed a program
in skilled trades. Through this program
they will rehab and repair homes
throughout Junction.

The Tabernacle

Junction Neighborhood

Increase Upward
Economic Mobility

The program is starting
with three rehabs with
plans to scale in the
coming year.

NeighborWorks
Online Homebuyer
Education

Online resources for home-buying and pre-
purchase education.

NeighborWorks Toledo
Region

Region Wide

Increase Upward
Economic Mobility

McClinton Nunn
After-School
Education Program
Pilot

After-school educational programming for
McClinton Nunn residents hosted on site.

The Tabernacle

McClinton Nunn

Imrpve Academic
Proficiency &
Participation in Post-
Secondary Programs
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INCREASING UPWARD ECONOMIC MOBILITY among
target housing residents and disadvantaged residents
of the neighborhood as a whole is a very important
goal of the Choice Neighborhoods Program and for
this Junction McClinton Nunn Choice Neighborhoods
Program. The concept of “upward economic mobility”
is very broad and encompasses several strategies and

methods to achieve the goal of improving financial well-

being. This section of the People Plan will describe
the various ways in which the target population can
improve their financial well-being. Improved financial
well-being leads to a better quality of life and better
life outcomes, yet residents must choose the path that
leads to better life outcomes. This section of the Plan
will describe the programs that will assist residents

in this process. The Strategies of this People Plan to
achieve upward economic mobility are summarized
below and discussed in detail within this section.

Strategies to Achieve Upward

Economic Mobility
Strategy #1: Provide Vocational Training That
Leads to Paying Jobs
Strategy #2: Provide Career Coaching
Strategy#3: Provide Financial Coaching

Strategy #4: Promote Home Ownership to Build
Wealth

Strategy #5: Support Entrepreneurship

PEOPLE PLAN

STRATEGY#1

Provide Vocational Training
That Leads to Good Jobs

Career coaching should be the first step in increasing
the earnings of McClinton Nunn residents (MNR).
Mentoring and coaching helps residents decide which
careers to pursue and will be done before starting

job training. Career coaching involves counseling
residents on how to best achieve their career goals.
Many residents do not know how to leverage their
skills and aptitudes to maximize earnings. The “career
coach” will assess the residents’ job skills and advise
them on additional training and education needed.
Advice on the careers that best align with each
resident’s aptitude will also be provided, in addition
to coaching on how to write a resume and interview
for jobs. Many residents do not take advantage of
services available to advance their careers. Career
coaching will involve an intensive case management
system in which personalized career counseling
services will be customized for each resident and is
sustained until the resident completes training and is
employed within their career field of choice.

METRICS

Baseline Metrics:
a. 47% of MNR indicate they are not interested
in job training
b. 57% of MNR do not think good career training
services available to them

c. 38% of MNR are of working-age

Target Metrics:

a. 75% of working-age MNR will be participating in
career coaching.

b. 90% of participants will complete their career
training courses

c. 80% of participants will earn a certificate or
credential

d. 60% of participants will find a new job and
advance their careers.

e. 25% of MNR who have low-level job training
will increase their job training in advanced
manufacturing by 100%

Note: Metrics b), ¢) and d) are demonstrated results from
the BCO program

PARTNERS

LISC
LMH

Description of Partner Program:

LISC; Bridges to Career Opportunities(BCO)

LISC Toledo has partnered with LMH to administer the
“Bridges to Career Opportunities” program as part of the
new Financial Opportunity Center (FOC) to be established

at the future community center, built as part of Phase 1 of

the redevelopment program. This is an effective program
and has a proven track record of success in helping
economically disadvantaged persons identify the career

that is right for them, acquire the training needed for a job

in that career, and get a job in that career. LMH will align

its Section 3 program with the BCO program. A key method
for increasing participation by MNR will be the LMH master

case management system, which is described in the final
section of this People Plan.
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Cost/Funding: LISC FOCs are funded through a variety
of corporate/foundation sources and provide services to
participants at no cost.

Eligibility: Participants must meet low/mod income
requirements, which all MNR meet.

STRATEGY#2

Provide Career Coaching

Vocational training/job training/adult education

is needed for McClinton Nunn residents (MNR).
Residents that are of working-age will be offered the
opportunity to participate in training that will lead them
to employment. The clear path toward higher income
is earning more money through employment, whether
it be self-employment or working at a job. Both self-
employment and working at a job require marketable
skills. The higher the level of skills one possesses
the higher one’s earning potential. The vast majority
of working-age residents have not acquired the job
skills to earn a wage that produces economic mobility,
defined as: people’s ability to improve their economic
status over the course of their lifetimes. This strategy
is generally not directed to the senior residents and
McClinton Nunn

METRICS

Baseline Metrics:

a. 32% of MNR have a high school diploma or
GED certificate

b. 10% of MNR indicate they have strong
computer skills

c. 52% of MNR indicate they have a low-level of
job training

d. Average annual income of MN households is
$12,074, excluding those who cannot work
due to age or disability.
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Target Metrics:

a. 75% of MNR will have a high school diploma
or GED certificate in 5 years.

b. Within 5 years 25% of existing working-age MNR
will have incomes of 80-100% AMI or greater.

PARTNERS

+ PATHWAYS
Ohio Means Jobs- Lucas County
Owens Community College
Northwest State Community College

Description of Partner Program:

PATHWAYS is a nonprofit organization providing
comprehensive social services and located on Hamilton
Street directly across from the McClinton Nunn site. The
program to provide training that leads to good jobs is

GED Classes, which is one of six programs it offers in
Employment and Career Services. Pathways partners with
Owens Community College, located in downtown Toledo,
to provide the GED classes. This service offers these
features:

Flexible Classes

Free Tutoring

Career and Life Skills Education
+  Self-Paced Learning

Cost/Funding: The GED Classes are offered at no cost to
participants.

Eligibility: Participants must meet low/mod income limits to
receive no cost services

Ohio Means Jobs Lucas County (OMJLC) is a state-funded
organization located in Toledo at 3737 W. Sylvania Ave.,
about 5 miles from the Junction Neighborhood. Some
programs/services are provided at partner facilities, as
described below. OMJLC has five programs oriented toward
job training/adult education:

RESIDENTS SAID:

* While 82% of Junction Neighborhood
residents report having a checking
account, only 46% of McClinton Nunn
residents have one.

« Of those without a bank account 15%
would be interested in opening one.

* The biggest barrier to saving money
reported by residents is not making
enough money, this is followed by
not having a job and having to pay off
debts.

+ Based on needs assessment
responses approximately 61% of
residents do not work for pay. 10%
work less than 20 hours. 15% work
between 20-35 hours. 11% work more
than 35 hours.

* The Average annual income of
MccClinton Nunn households is $12,074
(excluding those households who
cannot work due to being elderly or
disabled).
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1.WIOA: Short term training for success in “in demand”
professions. This training is available to active OMJ-
Lucas County members and Work-Ready certified job
seekers. Approved training will lead to an industry-
accepted credential and training-related employment.

2.SUMU: Skill Up to Move Up (SUMU) is a collaborative
project between various community partners providing
support and skill-building activities to the whole family
with the goal to help improve job skills and improve
wage growth. SUMU provides funding for training,
success coaching and more services.

3.TUMU: Train Up To Move Up (TUMU) is a joint
project between Zepf Center and Owens Community
College focused on empowering individuals to obtain
education, training, and community-based experiential
learning to enter and/or advance in the behavioral
healthcare field.

4 LSSNO: Lutheran Social Services of Northwestern
Ohio (LSSNO) offers the BCO program to become

a Certified Production Technician. This eight week
course offers numerous credentials along the way and
the opportunity to team up with a coach to promote
career advancement.

5.YES: The Youth Enhancement Services (YES)
program provides educational and employment
opportunities and support for individuals under the age

PEOPLE PLAN

of 24 who are looking for assistance -employment
and training.

6.Pathstone: Pathstone offers opportunities for
those 55+ to find meaningful employment. This
program offers individualized employment plans,
training, and supportive services.

Cost/Funding: WIOA is a program in which the employer
enters into an agreement with Ohio Means Jobs to hire,
train and retain the individual upon successful completion
of the training program. The other programs are provided
at no cost to participants who meet low/mod income
limits.

Eligibility: Participants must meet low/mod income limits
to receive free services.

Owens Community College opened the Dana Center for
Advanced Manufacturing in October of 2021. Today,

the college offers 70 degree programs and certificates,
with nearly 23 of those being connected to the advanced
manufacturing industry. The Dana Center features
courses, degrees and certificates in Applied Engineering,
Building Maintenance, CAD Technology, Electrical, HVAC,
Machining, Mechanical,

Mechatronics (Controls, Engineering, or Maintenance),
Plumbing/Pipefitting, Robotics/Programmable Logic
Control (PLC) and Tool and Die.

Northwest State Community College developed an
initiative Custom Training Solutions (CTS). CTS features
training in advanced manufacturing, computer applications
and programming, safety and leadership, industrial
automation and maintenance. Training delivery options are
available on site, online are at the school. LISC and LMH
will partner to bring training options on site at MN in areas
in demand and popular with the MNR.

The Toledo/Northwest Ohio region has been at the
heart of industrial activity since its founding, and now
through innovation, determination and a commitment to
excel, it has taken its place at the forefront of advanced
technologies. Toledo was named the #2 Manufacturing
Region in the U.S. by

Business Facilities magazine. LMH partners with

two major players who train residents in advanced
manufacturing Owens Community College and Northwest
State Community College.

Cost/Funding: The programs are funding by State funding
and private donations and tuitions. MNR will receive access
to funding through LMH’s Section 3 Funding, FSS - Escrow
And other funding available to participants of Advanced
Manufacturing Courses.

Eligibility: MNR who are at are below 50% of AMI
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STRATEGY#3 to 24 months. FOCs also provide low-cost financial Percent Employed Year-round
products and connect clients with income supports At program entry After two years
such as food stamps, utilities assistance and affordable ~-------------- AU U BT T
i i i i health insurance. LISC will partner with LMH to perform e T
PrOVIde FlnanCIal coaChlng outreach to MNR to achieve a high level of participation [ | ‘.
in the financial coaching program. LISC will also partner
with Toledo Urban Federal Credit Union to help MNR
open a low or no fee bank account and provide training
on how to manage a bank account, budgeting, and
obtaining and utilizing credit. LISC will also partner with
ABLE to educate MNR on how to avoid predatory lending

Financial stability is a significant concern to many residents
of McClinton Nunn. Providing residents with financial
coaching can be a powerful tool for promoting long-term
economic success. Through this program, partners will
work closely with residents to develop personalized
financial plans, identify opportunities to increase income

and savings, and navigate financial obstacles with practices.
confidence. This strategy will help provide residents with Cost/Funding: LISC FOCs are funded through a variety
the skills and resources necessary to achieve financial of corporate/foundation sources and provide services to
empowerment. participants at no cost.
METRICS Eligibility: Participants must meet low/mod income
requirements, which all MNR meet. — —— —
) . partli\[:ants partlgp;nt; partli\pants from
Baseline Metrics: ather werkdorce
a. 46% of MNR have a bank account. ) iy
Figure 18. Percent of FOC participants who were employed year round. Source: LISC
b. 57% of MNR are interested in taking financial Mapping a Road to Financial Wellbeing Report

literacy classes.
Target Metrics: 39%

a. 90% of MNR will have a checking and savings
account in 5 years.

34%

b. 25% of MNR will increase their credit score by 28%
60 points within 5 years.

PARTNERS

22%

- LISC
 LMH
+  Toledo Federal Credit Union
*  ABLE
Employment Bundled: Bundled: Bundled:
Description Of Partner Program: C"“Cr,‘rfﬂm iﬂﬁ'ﬁ{ﬂfﬂf Ffi’[‘f;?r;‘;’r‘.i}; R R

Supports
LISC- Financial Opportunity Centers (FOCs) financial
coaching services to help low-to-moderate income people Figure 19. Placement Rate, non-subsidized jobs. Source: LISC Building Sustainable Communities Report
build smart money habits. FOCs provide one-on-one
financial coaching/education, typically monthly over 6
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STRATEGY#4

Promote Homeownership to Build
Housing Wealth

Homeownership is central to wealth building. In its 2020
Survey of Consumer Finances, the U.S. Federal Reserve
found that homeowner households had a median net
worth of $255,000 while renter households had a median
net worth of $6,300. To promote upward economic
mobility among low and middle-income residents of
Junction, this strategy aims to create two programs

to support homeownership. Junction has historically
been a single-family neighborhood comprised of owner-
occupied dwellings, and the Plan seeks to reinforce this
by encouraging homeownership broadly, but proposes

to target MNR in particular. MNR are currently all

renters and will need special assistance to transition to
homeownership. The current income levels of MNR are
very low and increasing earnings will be needed for most
to become homeowners. The clear path to homeownership
for MNR is expected to be an incentive to participate in job
training/educational programs that will lead to increased
earnings.

METRICS

Baseline Metrics:
a. 52% of Junction residents are homeowners

b. 12 MNR participate in LMH Family Self-Sufficiency
program

c¢. Average annual income of MN HH is $12,047,
excluding those who cannot work due to age or
disability
Target Metrics:

a. Transition 10% of MN HH (15) to homeownership
within 5 Years

PEOPLE PLAN

PARTNERS

+ LISC

*  Lucas Housing Services

+  Huntington Bank

* LMH

Description of Partner Program:

The two programs proposed to promote homeownership

among MNR are: 1) MNR participation in the Lucas
Housing Services program Rehab to Affordable
Homeownership; and 2) LMH's McClinton Nunn
Redevelopment Program. Huntington Bank has offered
special financing terms to low/mod residents of the
Junction Neighborhood, including MNR, which would
apply to both programs.

Lucas Housing Services/Huntington Bank; Rehab to
Affordable Homeownership, is a current program that
rehabs distressed single-family homes and sells these
homes at prices affordable to low/mod households.
The typical sales price for these homes is $60,000 to
$70,000. The homes are acquired for little or no cost
from the Lucas County Land Bank. The cost of rehab
averages $90,000 to $100,000. The funding stream for

the program allows the homes to be sold at below rehab
cost. This program operates city-wide, and rehabs on
average 25 homes per year. Lucas Housing Services and
LMH will target MNR for participation in this program. MNR
who participate in the Family Self-Sufficiency Program are
particularly suitable participants for this program.

Cost/Funding: Lucas Housing Services has diverse sources
of funding for this program including ProMedica, Huntington
Bank, other local banks, and the City of Toledo. The funding
stream is viable for the foreseeable future..

Eligibility: Participant eligibility requires incomes no more
than 80% of AMI and residence within the City of Toledo.
LMH will seek to transition 10 McClinton Nunn households
into homeownership through this program over the next 10
years.

LMH/Huntington Bank McClinton Nunn Redevelopment
Program is the proposed replacement housing program
described in the Housing Plan. It will contain a total of 420
dwelling units, 63 of which will be owner-occupied. The
primary means of creating homeownership opportunities
for MNR will be underwriting the purchase price of the
homes to a level affordable to households earning 60%
AMI. This will be accomplished through a new and
innovative method of affordable housing development
know as Community-Based Affordable Housing.

Toledo, Ohio
Unit Type Unit Size | Unit Constr. Cost Monthly Mortgage; 30 Yr PBV Tax Rate Annual Value of $20,000/Unit Combined
Cost Per Fixed @6.75% Rent Property LIHTC; Home Funds Unit
SqFt Taxes; Abated Computed as Monthly Subsidies
through CRA Monthly Subsidy
Owners 2000 200 $400,000 | $1,946 NA S0 $133 $133
Unit
Apt. T; 650 175 $113,750 | $568 $658 NA | $0 $398 $133 $1,189
1-BR
Apt. 2; 900 175 $157,500 | $788 $684 NA $0 $542 $133 $1,369
2-BR
Sale Price $671,250 Total Monthly Subsidy | $2,690
Total Monthly Mortgage $3,302 Total AMI $41,641
Effective Monthly Mortgage $612 60% AMI= $25,002= $2,083/month; 30% housing allocation $625

Figure. 20 Effective Monthly Cost of Community-based Affordable Housing with LIHTC, CRA and Home Funds
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The core principal is to allow the affordable housings
subsidies of governmental programs to flow to
homeowners, who will own 2 affordable accessory
dwellings together with their home/principal dwelling.
LMH would bear responsibility for compliance and
would manage the affordable unit rentals through a

set of restrictive covenants. This concept, and the two
phases of replacement housing program that will utilize
Community-Based Affordable Housing are discussed in
the Housing Plan. The financial structure that will allow
60% AMI household to become homeowners is shown
above (Fig. 20).

Cost/Funding: The funding for the MNR homeownership
under the Community-Based Affordable Housing program
are the existing governmental programs used to fund
conventional affordable housing. Access to these sources
is not guaranteed but represents a logical assumption.
Other sources of financing not shown are also possible.
“CRA” stands for “Community Reinvestment Area”, which
is a state/local program that abates property taxes for
new investment within CRA districts, such as the Junction
Neighborhood.

Eligibility: Incomes of 60% AMI or below. LMH will seek
to transition 5 MN HH into homeownership through this
program over the next 10 years.

STRATEGY#3

Support Entrepreneurship

While increasing earnings through employment is the
best approach for most residents, for some residents,
self-employment and starting a business is the best

path to upward economic mobility. This strategy will
define the metrics, partners and programs to support and
promote entrepreneurship among MNR.

METRICS

Baseline Metrics:
a. 0% of MNR residents are business owners.
b. Average annual income of MN households is
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$12,074, excluding those who cannot work
due to age or disabhility.

Target Metrics:

a. Support 10 MNR become viable business
owners.

PARTNERS

LISC/LMH
The Junction Coalition
PATHWAY

Description of Partner Program:

LISC/LMH; Small Business Services Program will be
operated out of the new FCO at the proposed Community
Center. The Small Business Services Program is a
standard program within LISC's FOCs. LMH will conduct
targeted outreach to identify MNR who are interested in
entrepreneurship training. Some MNR will be identified
through LMH’s Section 3 training program, which includes
entrepreneur support. Also, LMH will open a commercial
kitchen within the first phase of McClinton Nunn
redevelopment that will be available for use by local food
entrepreneurs, including MNR.

Cost/Funding: LISC FOCs are funded through a variety
of corporate/foundation sources and provide services to
participants at no cost. LMH brings additional funding
through its Section 3 training program.

Eligibility: Participants must meet low/mod income
requirements, which all MNR meet

The Junction Coalition Entrepreneur Program is a

proposed program of the Junction Coalition to both
support existing businesses and new business startups.
The Junction Coalition has strong connections to
neighborhood residents, many of whom have small
businesses that are operated in outside of regular
employment. This program will create a network of

local small businesses who can support and advise one
another on how to be successful in the Toledo market. This
approach may be preferred by some MNR.

Cost/Funding: Since this program is not yet operational,
sources of funding have not been identified.
Eligibility: Specific eligibility requirements have not been
set, but it is expected that services will be free to low/mod
participants.
Pathway Entrepreneurial and Business Development
Program is an existing citywide program that assists
aspiring entrepreneurs get the training they need to launch
their own businesses. This service consists of a 13-week
entrepreneurial training program that is offered three times
a year; January, May and September. Specific courses
include:

Business Planning

Credit Counseling

Mentoring

Technical Assistance post-graduation

Assistance with setting up a business

Loan Assistance

Cost/Funding: Multiple sources of foundational and
governmental funding, including State of Ohio.

Eligibility: Services are free to low/mod participants.
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IMPROVING ACADEMIC PROFICIENCY AND POST-
SECONDARY EDUCATION involvement of McClinton
Nunn residents is, and has been, a priority for the
LMH. Studies have shown there is a clear relationship
between family-income and students’ educational
performance. In addition to the educational challenges
typically experienced by students from low-to-moderate
income households, students are also dealing with

the impacts of COVID-19. The pandemic has had a
particularly negative impact on low-income students
who are more likely to not have Internet access or

a computer at home. This can be seen in students’
performance when comparing pre-Pandemic to post-
Pandemic proficiency. District wide, Toledo saw a
nearly 21% decrease in third grade reading proficiency
from 2018/19 school year to 2020/21 school year.
While McClinton Nunn students are the primary focus
of these proposals, it is anticipated that they will have
a positive impact on students’ educational attainment
from the broader neighborhood, as well.

Strategies to Achieve Improved
Academic Proficiency &
Participation in Post-Secondary

Ed Programs
« Strategy #1: Create High Quality After School and
Summer Educational Programs

« Strategy #2: Support High School Student in
Pursuing Post-Secondary Education

+ Strategy#3: Increase Availability of High-Quality
Early Childcare

PEOPLE PLAN

STRATEGY#1

Create High-Quality After-
School and Summer Educational
Programs

To ensure that students have the necessary skills and
knowledge to succeed in their future endeavors, it is
crucial to provide them with high-quality educational
programs both during and after the school year.

These programs not only offer opportunities for
academic growth, but also provide safe and supportive
environments for youth to develop social skills and
explore new interests. McClinton Nunn families and
children need programs that are affordable, nearby,
and interesting.

While McClinton Nunn students are the primary focus
of these proposals it is anticipated that they will have
a positive impact on students’ educational attainment
from the broader neighborhood as well.

METRICS

Baseline Metrics:

a. 64% of MNR do not think there are adequate
after-school programs.

b. 34% of MNR indicate their children to not
regularly participate in after-school programs.

c. 20% of MNR cited cost as a barrier to
participation in programs

d. 14% of MNR indicated they were unaware of
programs offered

Target Metrics:

a. Within 1 year increase outreach to MNR students
for supplemental education to 100%

b. Increase academic proficiency of MN students
to meet or exceed district wide average of Toledo
Public Schools:

Increase aggregate 3rd grade English
proficiency of Junction schools from
15.2% to 30%

Increase aggregate 5th grade English
proficiency of Junction schools from
30.5% t0 64.8%

Increase aggregate 3rd grade Math
proficiency of Junction schools from
9.3% to 35%

Increase aggregate 6th grade Math
proficiency of Junction schools from 13%
to 25%

PARTNERS

The Tabernacle
Center of Hope
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Description of Partner Program:

The Tabernacle is a community church with a strong
program of community service including wealth
building, education, and workforce initiatives. Each
of the Tabernacle’s programs are centered on four key
components:

1. Academic Assistance- Utilizing evidenced-

based software students’ academic performance

is evaluated at the beginning of the program to
understand their individual’s needs. Instruction is
tailored to students needs resulting in measurable
increases in academic performance over the course
of the program.

2. Social Emotional Learning- Utilizing evidence-
based curriculum students are guided through
learning sessions that help them build the tools
to navigate emotions and interactions with others
better.

3. Enrichment- Tabernacle partners with the Toledo
Museum of Art, Junior Achievement, and Children’s
Theater Workshop to provide creative learning
opportunities.

4. College and Career Preparation- A mentor program
connects students with professionals to guide them
through college and career exploration.

The Tabernacle and LMH have partnered to offer free
summer education on-site, serving students of all grade
levels. Summer 2021 was the first year the program was
held, and it was well received. Unfortunately, due to limited
space at McClinton Nunn, not all students could be served.
LMH will soon remodel it's now vacant administrative
offices on-site to offer supplemental educational services
to all McClinton Nunn students. Given the recent start of
the program, metrics on improved academic proficiency
are not available but results comparable to those of the
Center of Hope (discussed below) are expected. To
further advance the success of this partnership, LMH will
be introducing a target outreach plan to MNR to engage
families and make sure they are aware of the following
programs:

1.Tatum’s Town Kids- After school program for
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students K-6th offered from October-April. This
program runs from 3-6pm and is based out of four
community sites including McClinton Nunn

2.Young Scholars- After school programs for
students grades 7th-12th. The program is held
Monday-Friday from October to April.

3.ATZ Summer Learning Experience- Offered to all
students offered from June to August.

Cost/Funding: Free to participants through funding from the
City of Toledo, Ohio Dept. of Education.

Eligibility: Eligible to all school-aged McClinton Nunn
Residents.

Center of Hope is an evidence based and culturally
responsive programs and services for youth and adults,
with programs built to address education, criminal justice,
and income gap. The organization focuses on developing
programs with a measurable impact and real-world
results. While LMH will partner with The Tabernacle to
provide on-site supplemental education, LMH will also
allow McClinton Nunn students and families to choose the
Center of Hope.

Elevate is after-school programing intended to
deliver engagement in education and enrichment
activities, improve literacy and math performance,
and build confidence and leadership skills. This
comprehensive program is aimed at improving
academic performance while providing arts,
recreation, social and emotional development, and
health services. The Center of Hope has achieved
impressive results through the Elevate program, as
presented below.

Elevate is a comprehensive after-school
programming for MLK School for Boys, Old West
End Academy, and Robinson Elementary with
the MLK School for Boys located in the Junction
Neighborhood.

Cost/Funding: There is a cost to the Elevate program, but
the Center of Hope receives grant funds from the Ohio Dept.
of Education through the 21st Century Community Learning
Center program to provide no-cost service to low/mod
households.

CENTER OF HOPE
PERFORMANCE METRICS

INCREASED READING PERFORMANCE

*ELEVATE students: 50%
+Statewide average: 30%

INCREASED MATH PERFORMANCE :

*ELEVATE students: 56%
+Statewide average: 31%

ATTENDANCE RATE:
*ELEVATE students: 74%

+Statewide average: 20%

2015 PROGRAM RESULTS:

+Student attendance rate was 74%

*50% of students increased their reading
test scores, compared to the state aver-
age of 30% for 21st Century Community
Learning Centers

*56% of students increased their math
test scores, compared to the state aver-
age of 31% for 21st Century Community
Learning Centers

*53% of students scored at or above ac-
ceptable performance in reading

+98% of students scored at or above
acceptable performance in math
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STRATEGY#2

Support High School Student
in Pursuing Post-Secondary
Education

McClinton Nunn students need intervention and
support to increase the number pursuing post-
secondary education. The rate of Toledo Public
Schools students pursuing post-secondary education
as a whole is low. This is a barrier to future economic
stability and self-determination, with at least two-
thirds of the good jobs of today and tomorrow
requiring post-secondary job skill credentials or a

two or four-year college degree. The Toledo job-
readiness gap is part of the broader Ohio picture,
where (according to the Lumia Foundation) only 40%
of Ohioans have the skills or credentials to fill future
jobs. Part of the problem is that many residents
cannot afford post-secondary education or do not
know how to access funding for post-secondary
education. Making matters worse, the pandemic has
postponed, interrupted, or even canceled the post-
secondary educational plans of many high school
students. To address this need LMH will increase
access to post-secondary education among McClinton
Nunn students graduating high school through a
partnership with Hope Toledo, and LMH resident
services staff will perform outreach to McClinton Nunn
high schools’ students to connect them with the HOPE
Toledo Promise program.

METRICS

Baseline Metrics:

a. 32% of MN students are interested in post-
secondary education or job training.

b. Approx. 50% of Toledo Public Schools
students enroll in a college or university- the
national average is 62%.

PEOPLE PLAN

Target Metrics:

a. Within 2 years MN students interested in post-
secondary education or job training will increase by
20%

PARTNERS

HOPE Toledo
LMH

Description of Partner Program:

Hope Toledo is a non-profit organization established to work
with the Toledo community to support and ensure high-
quality educational experiences for youth, from preschool to
post-secondary and trade school, with the goal of creating
generational economic change. To assist in achieving this
goal, Hope Toledo offers the following program:

PROMISE is a cradle to career program aimed at coaching
and counseling high school students on how to prepare
for adult life, including post-secondary education where
appropriate. This program will help to address generational
poverty and strengthen families through the following way:

The program will assist students who want to
attend college to apply for Free Application for
Federal Student Aid (FAFSA) which provides broad
access to financial aid for students interested in
attending college.

Provide supportive services to students and parents
once admitted to college.

Allows participants to access post-secondary
programs at publicly funded and fully accredited
Ohio two- and four-year colleges and post-
secondary career technical training institutes or
trade schools by assisting in funding tuition, fees,
books, room and board.

Works collaboratively with post-secondary
institutions to ensure that the appropriate
wraparound services are provided to each scholar.

Cost/Funding: No cost for Hope Toledo services.

Eligibility: Students must be enrollment in the Toledo
Public School district and at Scott High School for at least
one-year, complete requirements for graduation, receive
admittance and enroll in a qualifying postsecondary
institution/program.

STRATEGY#3

Increase Availability of High-
Quality Early Childcare

Early childcare is a critical period in a child’'s development,
and the quality of care they receive during this time can
have a significant impact on their future success. Toledo
contains enough licensed center and family home childcare
slot (8400) to serve all 3 and 4 year olds in the City.
However, most of these slots are not high-quality, which is
defined as 3, 4, or 5 star ratings in Ohio Step Up to Quality
(SUTQ) System. Within the Junction Neighborhood there
are enough early childcare slots to support all residents.
Currently, there are only four 5 star rated childcare
providers in the 43607 zip code. LMH is committed to
closing this gap and working with McClinton Nunn families
to support their children’s education needs and goals.
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METRICS

Baseline Metrics:

a. 32% of parents at MN report children participating
in early learning setting or programs.

b. 25% of parents at MN reported not reading to their
children

c. 18% of children in Toledo entered kindergarten
“ready to learn”

Target Metrics:

a. Within 2 years 50% of parents at MN have children
participating in high-quality early childhood
programs.

b. Within 1 year 60% of MN parents will regularly read
to their children

c. Within 5 years 35% of Toledo children entering
kindergarten will be “ready to learn”.

PARTNERS

HOPE Toledo
LMH

Description of Partner Program:
HOPE Toledo Pre-K- Provides funding to participating

childcare centers to support high-quality Pre-K education with

aims to create a network of preschool facilities that meet a

set operating standard. These include, but are not limited to:

1. Public school, head start, and community-based

educators with 3, 4, and 5 star ratings in Ohio’s scale.
Hope Toledo will assist all participating providers to

add quality, 5-star ratings, and achieve sustainable
funding.

2. Pre-K educators will offer comprehensive, full-day
programs, meet professional standards, receive
ongoing professional development, employ best
practices, and be regularly evaluated.

4. Workable child-teacher ratios (1:10) are required
to ensure the attention every child need.

5. Health and human services agency participation
will be created to assess and meet physical and
mental health, nutrition, and behavioral and social
services.

Recognizing the role of the family, HOPE Toledo
Pre-K providers will be required to engage
parents and other family members to support
attendance, educational roles for parents, access
to technology as needed.

7. To ensure accountability, HOPE Toledo Pre-K
providers will get annual evaluations, operational
assessments, program reviews, and financial
audits. HOPE Pre-K will also offer support for
maximizing enrollment, sustaining financial
viability, collecting tuition and reimbursements.

HOPE Toledo has a proven record of being able to enroll,
track, and support attendance in its programs, as shown
by its 2021-2022 school year demonstration project. This
pilot engaged ten partner childcare providers to serve
225 children, primarily 4-year-olds. Over $885,000 in total
funding was given to these providers in the form of tuition
assistance for families. They are currently conducting a
second demonstration project with a goal to serve 300
children and provide a projected funding of over $1.75
million in tuition scholarships for families.

This partnership between HOPE Toledo and LMH will
ensure that the metric for children receiving early
childhood education will be met. LMH'’s resident services
staff will connect McClinton Nunn kids to the preschool
program at the new center. Until the community center is
built, LMH will renovate space in its recently vacated space
at the 435 Nebraska Avenue administrative office to allow
this program to begin.

Cost/Funding: Free to MNR participants through State of
Ohio funding + LMH supplemental funds.

Eligibility: This targeted outreach will be eligible for
McClinton Nunn Residents only.

RESIDENTS SAID:

*School-aged McClinton Nunn res-
idents are most likely to not participate
in after school activities (34%). 29%
report participating in activities at Met-
roparks (29%)

*McClinton Nunn parents most common-
ly report reading to their kids either
three or more times a week (38%) or not
at all (25%).

*The biggest barriers to McClinton Nunn
residents enrolling their children in
preschool programs are: 1) there are
not slots available for their children, 2)
they do not know about the programs
available, or 3) they have another adult
available to watch them during the day.

*32% of McClinton Nunn respondents re-
ported that their children, from birth to
kindergarten entry, participate in cen-
ter-based or formal home-based early
learning settings or programs.

+18% of children across the city entered
kindergarten “ready to learn” based on
district Kindergarten readiness assess-
ments. Source: City of Toledo Pre-K and
School Readiness Planning Project Phase 1
& 2 Final Report - Executive Summary

3. Pre-K educators will earn competitive compensation
so we can attract and retain well- qualified teachers.
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PROMOTING THE HEALTH AND WELL-BEING of
McClinton Nunn residents is a vital element of improving
residents’ overall quality of life. Based on the Needs
assessment, resident’s concerns about health span
several topics. Numerous factors related to the condition
of the Junction Neighborhood itself affects residents’
health, which are addressed in the Neighborhood

plan. Additionally, African Americans have historically
been grossly mistreated by the medical profession. A
poorer quality of care has continued to be the common
experience of residents. We heard from one African
American resident that while in staying the hospital

her calls for assistance were ignored to the point that

a fellow white patient had to call the nurses in for

her to get the assistance she needed. These types of
experiences are unacceptable and the medical providers
that serve Junction need to take steps to address biased
behaviors and start to build a relationship and trust with
Junction residents.

Strategies to Promote Health and
Well-Being
Strategy #1: Develop a Customized Patient
Navigator Program

Strategy #2: Build Exercise Facilities Within the
Collingwood Green Community Center

PEOPLE PLAN

STRATEGY#1

Develop a Customized Patient
Navigator Program

To address the health and well-being of McClinton
Nunn residents, a customized patient navigator
program will be developed. These programs can have
a significant impact on the quality healthcare and
individual receives. These navigators work closely
with patients to help them navigate the complex
healthcare system, provide support and guidance, and
advocate for their needs such as, Improved access
to care, better coordination of care, increased health
literacy, and enhanced patient engagement. Overall,
customized patient navigators can play a crucial role
in improving healthcare outcomes and quality of life
for McClinton Nunn residents facing unique health
challenges.

e
k.

Image of NHA's Cordelia Martin Health Center located in the Junction Neighborhood.

METRICS

Baseline Metrics:
a. 25 % of MNR rate their health as fair.

b. 35% of MNR report their health prevents them
from working or participating in education or
job training.

Target Metrics:

a. Within 2 years, enroll at least 90% of

MNR in case management healthcare

systems administered by Neighborhood
Health Services.

PARTNERS

Neighborhood Health Association
LMH

S ¢
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Description of Partner Program:

Neighborhood Health Association is a Healthcare
provider with culturally sensitive, client-focused
services designed to offer a full array of treatment
alternatives that are responsive to the needs of the
community. NHA programs integrates a broad range
of non-clinical services into its primary care services
to help patients access health care and related
services and improve their health outcomes. These
enabling services include case management/care
coordination, eligibility assistance, health education,
outreach services, transportation, and translation and
interpretation. Additional services utilized to meet the
needs of the service area include: behavioral health/
substance abuse, specialty services for podiatry,
cardiology, and oncology, and vision. NHA currently
operates thirteen community-based service delivery
locations and two administrative sites, with a location
in the Junction Neighborhood.

To further increase access to care for pediatrics/
adolescents, NHA has recently received a HRSA
Service Expansion for School-Based Services Sites
grant to open two new school-based service sites

in NHA's service area. One of these will be located

at Jones Leadership Academy, located within the
Junction Neighborhood. NHA also works to ensure that
patients are educated about insurance and coverage
options that are available to them. They have staff
members who are certified application counselors and
assist patients with enrollment into coverage through
Medicaid or the health insurance exchange. The
existing NHA Patient Navigator program is the program
intended to improve health outcomes for MNR.

NHA Patient Navigator program provides
personalized healthcare services for patients
using a case management system. Every
patient is assigned to a Patient Navigator
(primary care team) who is responsible for
monitoring the health of the patient. Patients
have regularly scheduled checkups based on
their health condition and needs, as opposed
to seeing a doctor only when sick. Consistent
with patient-centered medical home concepts
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and follow-up care occurs with the same a Patient
Navigator. The NHA program includes mental
health, substance abuse, and counseling services
in addition to physical health services. Services
provided include general primary medical care
(adults and pediatrics/adolescents), diagnostic
laboratory/radiology services, preventative health
screenings, coverage for emergencies during and
after hours, women's health, prenatal/perinatal/
GYN, dental, and pharmaceutical services.

Neighborhood Health Association will hire a Patient
Navigator dedicated to serving McClinton Nunn residents.
The Patient Navigator will be responsible for coordination
of direct and indirect patient care for McClinton Nunn
residents. The Patient Navigator will use the Electronic
Health Record (EHR) system to track patient progress
and needs, record encounters with patients, and track
navigation services.

The Patient Navigator will conduct outreach at McClinton
Nunn to help connect residents to the program. In addition
to developing a comprehensive and collaborative Cares
Plan based on a provider's treatment plan, the Patient
Navigator will help patients establish SMART goals,
provide patient and family education and self-management
support based on language, literacy level, cultural norms,
and patient preference. Aside from individual care plans
the Patient Navigator will also develop care initiatives

to assess and coordinate population specific needs for
McClinton Nunn residents throughout the healthcare
system.

Cost/Funding: MNR services will be provided at no cost.
LMH will provide partial funding for the Patient Navigator
dedicated to MNR.

Eligibility: Costs are covered by most insurance plans,
including Medicaid and Medicare.

RESIDENTS SAID:

*When surveyed McClinton Nunn resi-
dents indicated the following were the
top barriers to receiving healthcare 1)
Transportation 2) Difficulty getting ap-
pointments 3) Office hours and 4) lack
of health insurance coverage.

+45% of McClinton Nunn residents expe-
rienced a physical health problem that
kept them from working.

*The top three health issues experi-
enced by McClinton Nunn residents are
1) Asthma 2) Anxiety or Stress, and 3)
High Blood Pressure. This is the same
for Junction residents whom also re-
ported high amounts of individuals with
Depression.

*65% of McClinton Nunn survey respon-
dents have a place of healthcare where
they regularly go, other than an emer-
gency room, when they are sick or need
advice about their health.

+88% of McClinton Nunn survey respon-
dents have health insurance.
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STRATEGY#2

Build Exercise Facilities in the
Collingwood Green Community
Center/Collingwood Green
Phase V Multifamily Housing
Development

Maintaining good physical health is a crucial
component of overall wellness. 52% of McClinton
Nunn residents indicated that a gym in the
neighborhood would help them exercise more.
Because many McClinton Nunn residents may not
have the resources to join a gym or travel outside

the neighborhood to a fitness center, this lack of

easy access to exercise facilities may be a barrier

to maintaining health and fitness. The construction

of exercise facilities within the proposed community
center will provide easy access to these much-needed
resources, and having a dedicated space for exercise
and fitness activities will encourage residents to adopt
healthy habits and incorporate physical activity into
their daily routine.

METRICS

Baseline Metrics:
a. 36% of MNR said they do not get any exercise
Target Metrics:

a. By the end of the first year of operation,
the exercise facility will have at least a 50%
utilization rate among MNR.

PARTNERS

Mercy Health Partners
LMH

PEOPLE PLAN

Description of Partner Program:

Mercy Health Partners is one of Ohio’s primary healthcare
organization committed to improving the overall health
and well-being of the communities they serve. They offer
a wide range of community health and wellness programs
designed to promote a healthy lifestyle, prevent diseases,
and support individuals in managing chronic conditions.
These programs cater to diverse age groups, needs, and
interests, ensuring that all community members have
access to resources that empower them to live healthier
lives.

As a major partner and implementer of health programs,
LMH will collaborates with Mercy Health to introduce a
range of health and wellnes programs at the community
center. These programs should be developed according
to the fitness needs and preferences of McClinton Nunn
residents and incorporate various activities that are both
beneficial and appealing to a diverse range of age groups.
Fitness classes such as Yoga, Pilates, aerobics, and dance
could be integrated into the programming to cater to the
community’s interests and help promote a healthy and
active lifestyle.

Cost/Funding: The cost of building the community center
will be funded as part of the Collingwood Phase IV and

V development, which includes many sources including
LIHTC, HOME and other sources.

Eligibility: Use of the fitness center will be limited to
McClinton Nunn Residents, and Mercy Health will offer
health and wellness programming free to MNR.
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NEIGHBORHOOD PLAN VISION

The vision for the Neighborhood Plan is an outgrowth of
the vision for the Junction Neighborhood as a whole, which
is presented in Chapter |, Executive Summary. Proposals
for the Neighborhood Plan were formulated based on the
following vision statement:

NEIGHBORHOOD PLAN

The Junction Neighborhood is a successful 21st Century urban
neighborhood that offers the lifestyle choices people wantin urban
living today. The Junction Neighborhood is the near-downtown
neighborhood that has the closest and strongest connections
to downtown Toledo and the Warehouse District. These strong
connections make the regional assets located in the downtown
and Warehouse District accessible to residents of the Junction
Neighborhood, which is a key element of the neighborhood’s
lifestyle. The accessibility of these cultural, economic and
recreational assets allows Junction Residents to walk or ride a
bike to attractions such as the Maumee Riverfront, downtown
stores and restaurants, Imagination Station, Mud Hens Stadium,
the Toledo Farmer's Market and many other attractions. This
unique lifestyle combines history and heritage with the modern
features of urban living such as a wide range of housing types,
multi-modal transportation, educational options, and cultural
activities.
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Progress towards transformation must be clearly
articulated through goals, outcomes, and metrics. Goals
are statements of consensus aspirations. Outcomes are
the positive changes being sought to carry out the vision.
Metrics are measurements of the current state and the
target improved state in relation to the Outcomes.

GOALS

The goals of the Junction Choice Neighborhood Plan are:

A. Create a mixed-income community where people of
all incomes blend together seamlessly.

B. Enhance the economic wellbeing of existing Junction
residents.

C. Strengthen the connections to the Downtown and
Warehouse District to make their assets part of the
neighborhood’s lifestyle.

D. Achieve a high level of connectivity to make
neighborhood assets more accessible and promote a
more self-sufficient lifestyle where residents do not
need to leave the neighborhood to fulfill their daily
needs.

E. Improve neighborhood amenities including parks,
streets, lighting, and services.

F. Make the Junction Neighborhood a safe place.

G. Attract new commercial uses, particularly a grocery
store and pharmacy.

H. Maintain the history and heritage of the Junction
Neighborhood.

I. Promote cultural richness that celebrates the
neighborhood and residents.

53

J. Maintain housing affordability to ensure that no
residents are displaced.

K. Maintain the single-family character of the
neighborhood while still welcoming new types of
housing.

OUTCOMES

The implementation of the Plan is expected to lead to
significantly improved life outcomes for residents.

A. Improved Amenities. Improved neighborhood
amenities are needed to make Junction a
neighborhood of choice. Proposals include:

I Quality Schools
/I, Quality housing, including new housing

/1. Attractive streets with good pavement,
lighting, sidewalks, and street trees

V. A multi-modal transportation system
V. New stores, shops and services

VI. Create a distinctive “brand” for Junction
through attractive urban design, lifestyle, and
new/rehabbed buildings

B. Mixed-Income Community. A core goal to

the Plan is to create a mixed-income community.
Currently, Junction has a concentration of poverty,
which negatively affects multiple quality of life
indicators. Thus, in order to create a mixed-
income community, it is essential to make the
neighborhood attractive enough to support market-
rate housing. It is important that this investment
happen without displacement of low-to-moderate

income households. The achievement of a mixed-income
community is to be achieved through:

I. Upward economic mobility of existing residents

/I, Rehabbing existing housing stock for affordable
and market-rate rental and ownership units

/1. Building new housing on vacant lots and land,
which will be predominantly market-rate, but will
include an affordable component.

C. Upward Economic Mobility. Increasing wealth and
income of existing residents is a key desired outcome
of the Plan. Increasing upward economic mobility

for McClinton Nunn residents was a focus of the
People Plan. Increasing upward economic mobility
for neighborhood residents will be addressed in the
Neighborhood Plan. This will be achieved through a
holistic program of:

I Improved education for children
II. Adult education
/1. Entrepreneurship training

IV. Support for existing businesses and new business
start-ups

V. Support homeownership to create housing wealth

VI. Advance the development of food based
businesses by building a commercial kitchen in
LMH’s Collingwood IV development and make it
available to neighborhood-based food businesses
on a rotating basis.”

VII.Provide financial literacy training and help
resident manage their money
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D. Preserving Affordability. The Junction
Neighborhood is predominantly low-to-moderate income
with 61% of households earning less than 60% of area
median income. This translates into 1,288 housing
units. Given the high level of deterioration in the existing
housing stock and the large number of vacant lots,
market-rate reinvestment is needed. This will result in
increased property values and rents. Income restricted
housing is needed to preserve affordability.

E. A Safe Neighborhood. Residents from McClinton
Nunn and the neighborhood in general suffer from

high crime. Direct impacts include being victims of
crime and living in fear of crime while indirect impacts
include the stigmatization of neighborhood and the
residents who live there due to the reputation the
neighborhood has for high crime. The neighborhood'’s
reputation for having high crime is based on fact. The
Toledo Police Department documented elevated rates
of violent crime for Choice Planning Grant application,
and this was confirmed by new data compiled for the
recent Choice Implementation Grant application, which
showed that violent crime as 2.5 to 3 times higher in the
neighborhood than the City as a whole over the years
2019, 2020 and 2021. Desired outcomes for increasing
neighborhood safety include the following:

I Reducing homicides is the most important
outcome since this is the most serious of the
violent crimes and is central to giving the
neighborhood a bad reputation.

II. Reduce violent crime in general throughout the
neighborhood. Crime is an area-wide problem.
While there are crime “hot spots”, these tend to
shift over time. Based on the Resident Needs
Assessment, 57% of residents said they felt safe
out of their homes at night “rarely or sometimes”,
versus 43% who said they felt safe “always or
usually”. This frames the perception of safety in
the neighborhood. While safety at McClinton Nunn
is important, it does little good to achieve safety
at the housing site while safety in the surrounding
neighborhood is a problem.

I1l. Increase the perception of safety at McClinton

NEIGHBORHOOD PLAN

Nunn. Most of the residents of McClinton
Nunn (65%) said that crime is not a problem
at the housing site. With 35% of residents
indicating that crime at McClinton Nunn is

better than the neighborhood as a whole, but
the perception of safety still needs to be
improved.

IV, Promote increased interaction between the
Toledo Police Department and neighborhood
residents in administering the Crime
Prevention Through Environmental Design
(CPTED). The distressed condition of the
neighborhood provides an environment
conducive to crime. Many think the
neighborhood attracts crime due to its
condition. Eliminating the conditions that
attract crime will be effective in both
reducing crime and reducing the perception
of crime/unsafe conditions. Coordination
on the CPTED is occuring, but needs to be
elevated.

METRICS

Measurable metrics for the Outcomes listed above are
provided below.

A. Improved Amenities. The metrics for improving
metrics in the Junction Neighborhood are:

I. - Quality Schools; Achieve the improvements
in academic proficiency in Junction schools
described in the People Plan.

/I, Quality Housing; Achieve the housing
investments described in the metrics for B.
Mixed-Income Community

/1. Attractive Streets; Achieve comprehensive
improvement of the key streets in the
neighborhood in the next 5 years:

Nebraska Avenue, Dorr Street, Indiana Street,
Collingwood Street, City Park Avenue,
Junction Street, and Detroit Avenue.

IV. Overhead Utilities; Begin the process of

relocating overhead utilities to the improved

public alleys. Complete 20 blocks

of relocated overhead utilities and alley
improvement in the next 5 years.

V. A Multi-Modal Transportation System;
Improvements to be completed within the next
5 years include: a) building five miles of bike trails;
b) building 10 miles of new sidewalks; c) starting
construction of the Swan Creek Activation project;
d) construct new “smart” bus shelters along
Nebraska Avenue; and e) complete Phase 1
of the Nebraska Avenue multi-modal project.

VI. Attract New Stores; a) Attract a 25,000 SF urban
grocery store; b) attract a full-service pharmacy/
drug store; ¢) attract 5 new restaurants; and d)
rehab 20,000 SF of existing commercial space.

VII.Gateways; Construct 5 new gateway entry
features to promote the new Junction brand.

B. Mixed Income Community. Creating a mixed-income
community requires achieving upward economic mobility
among existing residents and attracting market-rate
housing. The former is addressed below. The target
metrics for creating a mixed-income community include
achieve the following within 5 years:

I. Rehab 200 existing homes;

/1. Build 500 new homes over the next 5 years,
with at least 30% of all homes being market-rate
dwellings.

/1. Transition at least 50 existing low/mod
households to homeownership.

IV, Build or preserve at least 500 units of income-
restricted housing units.

C. Upward Economic Mobility. Household income is
just one measure of upward economic mobility, but

an important one. According to American Community
Survey data, the area median income is $53,536.
Roughly 50% of households earn $25,000 or less. An
additional 26% of households earn between $25,000 and
$50,000. The target metric for increased income is to
reduce the percent of households with an annual income
less than $25,000 to 25% over the next 10 years.
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D. Preserving Affordability. The Plan outlines a
program to preserve affordability. The target metric

is to achieve income-restricted housing equal to the
number of low-to-moderate income households (60%
AMI) identified on the 2020 U.S. Census, which is 1,288
households/units.

E. A Safe Neighborhood. Based on the target outcomes
for neighborhood safety, discussed above, the metrics
for improvement within 5 years are:

I, Reduce homicides by 75% through the Save Our
Communities program that the Toledo Police
Department has started in the Junction
Neighborhood.

II. Improve the perception of safety in the
neighborhood through CPTED and neighborhood
reinvestment such that 80% of neighborhood and
McClinton Nunn residents consider the
neighborhood to be safe at night.

/1. Improve the perception of safety at McClinton
Nunn such that 90% of residents consider crime is
not a problem at the housing site.

IV. Increased interaction between the Toledo Police
Department and neighborhood residents so that
a five-year plan for CPTED actions/improvements
is developed through collaboration between
residents and the TPD, to be updated every other
year, and that the degree of implementation of the
Plan is high.

A number of stakeholders will help lead neighborhood
transformation, including:
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CITY OF TOLEDO

The City of Toledo will be leading infrastructure
improvements and supporting key projects including the
transformation of Nebraska Avenue and the development
of the Swan Creek Trail.

The City will utilize various funding mechanisms to support
the transformation of the Junction Neighborhood, including
Community Development Block Grant/NRSA funds,
American Rescue Plan Act, and local and regional grant
opportunities.

LUCAS METROPOLITAN HOUSING

LMH will have a lead role in transforming the area
surrounding the McClinton Nunn target housing site
through investments in housing and commercial spaces.
LMH’s plans for Phase V of the Collingwood Green
housing development includes a commercial kitchen and
restaurant space along Nebraska Avenue, symbolizing the
start of attracting new retail to Nebraska Avenue. Plans
for the redevelopment of the McClinton Nunn housing site
includes a mixed-use building along Nebraska Avenue with
20,000 square feet of retail space. LMH will also undertake
adaptive reuse of vacant industrial space, starting with

a building immediately south of the McClinton Nunn site
along Swan Creek. LMH will be a key partner in creating

a mixed-income community through the redevelopment

of existing properties. LMH will support a wide range of
neighborhood improvement initiatives such as the Swan
Creek Activation, improvement of existing parks, creating
attractive gateways, and upgrading key streets.

NEIGHBORHOOD PLAN

PARKS AND RECREATION
DEPARTMENT

Upgrading existing amenities is a key strategy to
making the Junction Neighborhood a neighborhood
of choice. The Parks and Recreation Department will
have a leading role in transforming existing parks into
high-quality recreational assets.

TOLEDO AREA TRANSIT
AUTHORITY (TARTA)

TARTA has been a committed partner in the planning
process from the start. TARTA supports the
transportation initiatives of the Plan and will take

a lead role in implementing the proposed transit
improvements.

METROPARKS TOLEDO

Metroparks Toledo is a unit of Lucas County and is
the regional parks service provider. Metro Parks has
invested heavily in new parks along the Maumee River
in downtown Toledo, such as Middlegrounds Park.
Metroparks Toledo conceptually endorses the Swan
Creek Activation initiative and is prepared to move it
forward if there is strong community support.

THE JUNCTION COALITION

The Junction Coalition will play a lead role in a number of
Neighborhood Plan initiatives, including: a) interim use of
vacant lots; b) blight remediation; ¢) improving community-
owned open spaces; d) implementing Early Action
Projects; e) supporting existing and new businesses; and f)
improving the Junction Avenue Heritage District.

NEIGHBORHOOD CHURCHES

Neighborhood churches have been strong partners in the
planning process and will be partners in implementing the
plan. One example is the Tabernacle Church'’s initiative to
establish the Art Tatum Zone, a cultural district celebrating
the life and contributions of jazz great Art Tatum.

Building a plan for long-term neighborhood success
requires a solid foundation of economic, educational, and
environmental sustainability. To create long-term viability,
Junction needs to become a place where people want

to live, work, and play. Strategies to accomplish this are
discussed below.
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CREATING A MIXED-INCOME
COMMUNITY

Establishing a mixed-income community is key to economic

viability by creating a culture of success that will connect all
residents with the abundant employment and entrepreneurial
opportunities in the resurgent Toledo metro area.

RETAIL DEVELOPMENT

Today’s successful neighborhoods offer amenities and
experiences that complement home life. Having quality stores,
shops, restaurants and services within the neighborhood is an
element that will add interest to the Junction lifestyle, as well
as convenience. A core strategy of the Neighborhood Plan is to
make Nebraska Avenue the “Main Street” of the neighborhood.
Three nodes of retail are proposed along Nebraska Avenue,
which will complement the existing retail businesses along Dorr
Street and Junction Street. A grocery store and pharmacy were
cited by residents as priority retail targets..

NEIGHBORHOOD CONNECTIVITY

To function as a 21st Century urban neighborhood, the Junction
Neighborhood needs greater connectivity and transportation
options. The strategy to achieve this is to: a) make Nebraska
Avenue a multi-modal corridor; b) create a non-motorized
connection to downtown via Swan Creek, c) establish a system
of bike and pedestrian trails; and d) make existing key streets
more supportive of bike and pedestrian transportation.
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STRENGTHEN EDUCATION

While education is a focus of the People Plan, strong
schools and education is a core part of every neighborhood
of choice. The primary strategy to close the learning gap
will be to increase educational resources to those students
who need it, thereby elevating academic achievement and
strengthening local schools.

IMPROVING HEALTH AND
WELLNESS

Just as there is a learning gap among low-to-moderate
income households, there is also a health gap. Part of this
gap is the result of inadequate access healthy food and
medical services. The neighborhood environment is also a
contributing factor and not supportive of healthy lifestyles.
The Junction Transformation Plan will help bridge the
health gap by:

A. Bringing healthy food to the neighborhood by

attracting a food store.

B. Improving cultural sensitivity among health service
providers to better relate to the needs of Junction
residents.

C. Promoting healthier lifestyles by creating attractive
parks as well as including walking and biking trails.

SUSTAINABLE NEIGHBORHOOD

Junction will become much more sustainable,
which will add to attractive lifestyle. The
neighborhood will be much less dependent on cars
as the sole means of transportation, providing
people with transportation options. The new
homes and other buildings will be energy efficient
to reduce operating costs and provide a higher level
of comfort. A LEED ND evaluation was completed
to assess the overall sustainability of the proposed
improvements in the Plan.
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The Junction Neighborhood Early Action Program was
formulated entirely through public engagement. An Early
Action Committee was formed and worked hard to create

a consensus program of projects that are meaningful to
residents and will help start the transformation process. The
Early Action Program consists of two projects:

Project 1:

Hawley Corridor/Underpass
Beautification.

Description: The beautification/landscaping of the Hawley
Street right-of-way approaching the railroad underpass and
painting a mural on the walls of the underpass by a local
artist. The Junction Coalition will organize local youth to
remove brush and debris and plant native vegetation along
Hawley Street.

Partners: LMH (coordination); Junction Coalition
(landscaping & beautification); Local Artist Yusuf Lateef
(underpass mural); Good Sense Media and NewD Media LLC

(lighting).

Project 2:

Gunckel Park Improvements.

Description: The enhancing the park and strengthening
residents’ connection between to the park through new LED
lighting and the painting of two neighborhood-inspired murals
by a local artist.

Partners: LMH (project coordination); Junction Coalition
(community engagement); and Good Sense Media and NewD
Media LLC (lighting).

NEIGHBORHOOD PLAN
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Transforming Swan Creek into a major asset is a key
strategy of the Plan, as it reinforces multiple components
of the Vision, including:

A. Strengthening the connection between the Junction
Neighborhood and Downtown Toledo;

B. Creating attractive recreational and open space
assets;

C. Enhancing the aesthetics of the neighborhood;
D. Promoting healthy lifestyles; and
E. Promoting non-motorized transportation.

Particularly important to the Swan Creek initiative is the
type of connection it can create to Downtown and its
specific location. Swan Creek terminates at the Maumee
Riverfront, where the Owens Corning headquarters is
located along with Boeschenstein Park, a river walk park
improvement. Swan Creek passes by the Toledo Farmer's
Market, numerous restaurants and attractions of the
Warehouse District, and is a stone’s throw away from Fifth
Third Field (minor league baseball stadium) and Metropark
Toledo’s new Middlegrounds Park, a major riverfront park.

North of Swan Creek’s confluence with the Maumee River,
existing riverfront trails provide connections to Promenade
Park, ProMedica’s headquarters, Imagination Station, and
downtown hotels.

The Swan Creek Activation would bring many of

Toledo's major assets within a short walk or bike ride
from the eastern boundary of the neighborhood. It
would also facilitate a lifestyle in which employees at
major corporations could ride a bike to work along a
beautiful riverfront park from their homes in the Junction
Neighborhood.

The value of Swan Creek’s connection to Downtown Toledo
is shown on the following page. Images of what the Swan
Creek Activation could become are shown at right.
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Figure 21. Short-Term Swan Creek Improvements
is shown on the following page and illustrates the
scope of the proposed improvements
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Figure 20. Swan Creek Connection to Downtown

This map shows the proximity and ease of connection from the Junction Neighborhood to the Warehouse District
and Downtown Toledo, using the proposed bike/ped trail along Swan Creek. The distance from Swan Creek at

Collingwood Bivd. to the Riverfront is one mile. Some of the attractions of the Warehouse District are half that
distance.

Nightlife in the Warehouse District
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Another aspect of the Swan Creek Activation is its

proximity to the McClinton Nunn target housing site. Short-

term improvement of Swan Creek near the McClinton Nunn
property could be instrumental in attracting market-rate
renters to the redeveloped housing site. Currently, little

or no market-rate rental housing exists in the Junction
Neighborhood. LMH'’s new well-designed Collingwood
Green housing development has been unable to attract
market-rate renters. Improving Swan Creek near the
McClinton Nunn property could provide the kind of
transformational change needed to attract the market-
rate renters essential for a mixed-income community.
lllustrations of the type of improvements that would make
Swan Creek an attraction and neighborhood amenity at this
location are shown at right.

Figure 21. Short Term Swan Creek Improvement: lllustrates the arrangement
of these amenities on the north side of Swan Creen at Collingwood Blvd.
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Tennis increases longevity more than other recreational
activity. Installing grass tennis courts would bring
tennis players from far and wide to the Junction
Neighborhood.

Bringing kayak rental to Swan Creek would provide an
activity many people would enjoy.

Figure 22. Short Term Improvement: Swan Creek Activation shows a hedge
maze in place of the vacant industrial building at the corner of Collingwood
Blvd. and Harrison Street. A hedge maze is a unique landscape feature
that could host a range of fun activities, particularly around holidays like
Halloween, Easter and Christmas.

A hedge maze is very aesthetically pleasing and can take
a range of forms including curvilinear and geometric. This
feature can involve local horticultural and garden groups in
its installation and maintenance.
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The Swan Creek Activation initiative would be an area-wide
improvement that would connect the Maumee Riverfront to
the Junction Neighborhood and extend southward into the
0ld South End Neighborhood. The intent of the initiative is
to add a wide range of activities into the expanded open
space and improved natural resource. There would be many
things to do and see. Figure 22, Swan Creek Activation,

is a conceptual diagram showing some of the activities
proposed:

A. A continuous multi-use trail over water and on land in
various places;

B. Boating, including kayak rental and boat launches for
boat owners;

C. Fitness stations along the trail providing a complete
workout;

D. Habitat enhancement to increase the range of
species along the creek;

E. Enhancing fishing, both in terms of places to fish and
number and species of fish in the water; and

F. Interpretive programming to help people understand - o
and enjoy the creek corridor. p Ped / Bike Patl:l . :.;“_\. Exercise / Fitness Station :\:\ Pedestrian Bridge S00R N\
= Kayak Launch Facility %' Habitat Improvement &0 Overlook

View of ped trail over water.

Example of interpretive programming.
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PARKS AND OPEN SPACE

A range of high-quality amenities is needed to support
a rich lifestyle for local residents and to create a
neighborhood of choice.

High-quality parks and open space are an essential element
of this program of amenities. The neighborhood has
several neighborhood parks,range of high-quality amenities
is needed to support a rich lifestyle for local residents and
to create a neighborhood of choice. High-quality parks
and open space are an essential element of this program
of amenities. The neighborhood has several neighborhood
parks, providing walkable access recreational space for
most of the neighborhood. A majority of the parks in
Junction are in need of investment with many projects
planned over the next few years.

NEIGHBORHOOD PLAN
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Figure 23. Existing Junction Neighborhood Parks
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SMITH PARK

Smith Park, shown at right, is the newest and finest

park in the neighborhood. It is the only portion of the
neighborhood located north of Dorr Street. The CN
boundaries were set specifically to include Smith Park.
Smith Park is a school-park campus that includes the
Martin Luther King, Jr. Academy, the Mott Branch Library
and Roosevelt Pool. Dorr Street has a wide landscaped
parkway on either side with a curvilinear sideway, providing
good pedestrian and bike access to Smith Park.

Toledo Parks and Recreation is currently developing

plans to invest about $1.5 million into Roosevelt Pool.

In addition to the pool, there are plans to renovate the
large open field into a fenced football/soccer field, which
is projected to cost approximately $400,000, as well as
replace the inoperable public restroom facility, which is
estimated to cost about $300,000. In total Parks would be
investing about $2.5 million at Smith Park.
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GUNCKEL PARK

Gunckel Park is a newer park that also serves as a school-
park campus. Jones Leadership Academy and Calvary
Baptist Church are co-located with the park. Gunckel Park
is well located to serve LMH residents at both the new
Collingwood Green development and at McClinton Nunn,
the target housing site. Gunckel Park serves the needs

of the school children at Jones Leadership Academy

fairly well, but does not have the facilities to serve the
needs of the broader neighborhood. Areas in need of
improvement include the ball field, playground, and interior
and exterior sidewalks to make the park more inviting for
the community.

JUNCTION PARK

Junction Park is a small community-owned park developed
by The Junction Coalition. Junction Park is located in

the heart of the neighborhood at Nebraska Avenue and
Junction Avenue.

The Junction Coalition and the Parks and Recreation
Department have been improving the park as funds become
available. In 2022 Junction Coalition received a grant of
$180,000 to construct an amphitheater, install a shade

sail seating area, and make other improvements. and

other improvements. The loop trail was top-dressed with
new stone, and additional plantings are scheduled to be
implemented in 2023. When complete, Junction Park will
become an important gather place for the neighborhood as
well as a cultural asset.

NEIGHBORHOOD PLAN
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SAVAGE PARK

Savage Park is the oldest park in the neighborhood and
also has the widest range of recreational activities. This
small park offers something for just about everyone. The :
key problem with Savage Park is its age and the quality | i : <4— P|CNIC SHELTER
of facilities. All of the facilities are old and many need : : ' — o :
replacement. The pool, for example, is not structurally ! _ —— SAVAGE PARK
sound and is not suitable for use. The age of the - P :

facilities requires increased maintenance, which when not
performed, creates the perception of neglect.

Savage Park is well located to serve the needs of the
neighborhood and is only one block from the target housing
site. Plans for improvements include demolishing the pool
structure and possibly the enclosed shelter that could be
replaced with a large open-air shelter capable of serving

as a hub for the community. When replaced, improvements
would also be made to the splash pad that is nearing
replacement age, as well as the ball field which is in need
of new fencing and other minor upgrades to be brought up PLAYGROUND
to standard. It is estimated that these developments would '
cost $2 million.

—

NEBRASKA AVENUE

DUHART PARK

Duhart Park is located at the Frederick Douglass Center on

the corner of Avondale Avenue and North Hawley Street. In e ] N
2023 the playground and sidewalks surrounding the park = - 5+ R W\T PARK
will be replaced. The parking lot for the community center - e : S,

was replaced in 2022, and numerous improvements were
made to the community center building.

Duhart Park
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STERLING FIELD

Sterling Field is a large, open field park located on the
south side of Swan Creek, making it largely inaccessible
to residents of the Junction Neighborhood. Sterling Field
contains one large baseball field plus a large open grassy
area. It is surrounded on three sides by Swan Creek,
providing ample opportunity for recreational enhancement.

Parks and Recreation is currently developing a lease
agreement for Sterling Field with the Toledo Celtic Rugby
Club. In support of this agreement improvements might

be made to the parking area, the baseball diamond may be
shrunk or eliminated, and assistance could be given for the
development of two rughy pitches.

The Plan recommends that Sterling Field be considered as
a land resource for the Swan Creek Activation initiative.
This site could support many activities that would help
Swan Creek become a major asset to the neighborhood.
Improve access, including a pedestrian bridge across Swan
Creek, are recommended.

Figure 24, Parks and Open Space Plan, illustrates the major recommendations
for creating high-quality parks and open space assets in the Junction
Neighborhood. Open space acquisition and development along Swan Creek is
akey element. Improving existing parks is equally important.

NEIGHBORHOOD PLAN

Sterling Field
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Figure 24. Parks and Open Space Plan
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Increase Tree Canopy

Along streets in Junction trees should be planted to
increase shade, improve walkability, and improve air
quality. This will have a positive impact on residents’
quality of life, the value of property in the neighborhood,
and overall perception of the neighborhood. Over the next
5 years the tree canopy should increase by 30%.

Outdoor Gym Equipment

The top thing that residents identified would help them
exercise was if there were a gym in the neighborhood. As
part of the Early Action Project installing an Outdoor Gym
in Gunckel Park is anticipated. Gunckel Park is located
adjacent to McClinton Nunn. An outdoor gym will create
free access to this amenity and help residents get more
regular exercise. The project also includes the installation
of a walking path, which was one of residents’ top choices
for increasing the amount of exercise they get.

NEIGHBORHOOD PLAN

Benefits of Urban Trees

Research has linked the presence of urban trees to...

o B

PROTECTING BIODIVERSITY REDUCING OBESITY LEVELS il

P " including habitat for migrating by increasing physical activity . 2, -t :
birds and pollinators PRt s e

REDUCING RATES
of cardiac disease, strokes, and
asthma due to improved air quality

MANAGING STORMWATER,

keeping pollutants out of waterways,
and reducing urban flooding

W

COOLING city streets by 2-4°F, INCREASING
reducing deaths from heat and neighborhood property values
cutting energy use
FILTERING up to a third of fine REDUCING STRESS by helping
particle pollutants within interrupt thought patterns that
300 yards of a tree lead to anxiety and depression

Figure 25. Benefits of Urban Trees. Source: The Nature Conservancy

THE MANY WONDERFUL BENEFITS OF

OUTDOOR FITNESS PARKS
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THEY BRING
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THEY ARE ACCESSIBLE

'

THEY PROMOTE A
HEALTHY LIFESTYLE

THEY OFFER ECONOMIC
An obvious advantage of outdoor AND ENVIRONMENTAL
fitness parks is their availability to BENEFITS

community members. Cities

Physical benefits:

A fitness park can attract residents
and new visitors, as it is something
new and exciting for people to try.
The outdoor fitness machines are also
eco-friendly; in other words, they do
not require electricity because park
wisitors power them.

typically situate fit = balance

trails; this m:

from those who are j
their fitness journeys to experienced
athletes.

Figure 26. Benefits of Outdoor Fitness Parks Source: Discount Playground Supply
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TRANSPORTATION SYSTEM

ENHANCEMENTS

Streets are public spaces that should serve a function
beyond getting vehicles from point A to point B. Junction
needs streets that serve all users including transit,
pedestrians, and cyclists, of all abilities. Improvements
to the streets in the neighborhood will have a significant
impact on residents’ access to open space and services
and opportunities that are otherwise out of reach. Well
designed, walkable streets are an important element in
making Junction a neighborhood of choice.

Key streets that are proposed for transformation are
Nebraska Avenue, the proposed new commercial corridor
of Junction, Collingwood Boulevard, a street the separates
the target housing site from the rest of the neighborhood,
and Dorr Street, a key connection to downtown and highly
used bus route. These roadways are in need of large-scale
investment to better serve Junction residents.

Secondary or neighborhood streets need less investment
but should be resurfaced with sidewalk repaired and new
street trees planted.
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Figure 27. Prioritized Streets
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Nebraska Avenue

Nebraska Avenue is an east-west street connecting
Junction, McClinton Nunn, and the Warehouse District.
Nebraska Avenue is also a truck route and sees larger truck
traffic stemming from the industrial users located to the
south. The street has a low amount of daily traffic, making
transformation into a multi-modal, walkable environment
easier.

The following improvements are proposed for Nebraska
Avenue:

A. Buffered Bike Lanes that offer an extra sense of
security for cyclists as large truck traffic drives by.

B. Smaller Travel Lanes will help to slow traffic while

still facilitating truck traffic. I 1
C. Sidewalk and Marked Pedestrian Crossings will make MULTI-MODAL STREET
walking along the corridor more comfortable. l |

D. Pedestrian Scale Lighting will help increase the sense
of safety and support placemaking and branding of
the corridor.

E. Enhanced Bus Stops offer clear signage, seating, and
ADA pads for transit users improving their
experience.

F. Tree Plantings offer shade and enhance walkability of
the corridor.

G. Public Art and Benches further support placemaking
and corridor branding.

Sidewalk

Figure 28. Multi-Modal Street Design

NEIGHBORHOOD PLAN 72



Collingwood Boulevard

Collingwood Boulevard is a north-south street that
connects the eastern part of the neighborhood to the
Warehouse District and Downtown. The roadway is

very wide with low average daily traffic of around 8,000
vehicles. These factors likely contribute to the speeding
that residents have reported is a safety concern.

Many amenities and key locations are located along
Collingwood Boulevard including McClinton Nunn and
Collingwood Green housing developments, Pathway Inc,
Jones Leadership Academy, and Gunckel Park. The street
also provides a direct connection to the proposed Swan
Creek Trail and Dorr Street multi-use path.

The following improvements should be explored for
Collingwood Boulevard:

Sidewalk Drive lane Canter turn lane Drive lane Bika lana | Bike lane

Figure 29. Collingwood Blvd Street Design Option. Made with Streetmix.
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. Road Diet that takes the street down to two

. Cycle Track with a buffer creates a safe north

. Sidewalk along both sides of the street until

. Intersection Safety Improvements such as curb

. Tree Plantings offer shade and enhance

travel lanes and a turning lane. This combined
with narrower lane widths will help slow traffic
along the corridor.

south connection for cyclist between Nebraska
and Dorr Street. The cycle track feeds directly
into the proposed Swan Creek trail.

Swan Creek creates safe pedestrian access
along the entire corridor.

bump outs or pedestrian islands will help create
safe places for pedestrians to cross at Nebrask
Avenue, Gunckel Park, and Dorr Street.

walkability of the corridor.

e v ——

f '.ﬁmnpo g .
=4 ~ toTrail 8

Figure 30. Potential Collingwood Blvd. Cycle Track Connection to Swan Creek Trail
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Dorr Street

Dorr Street is an east-west street that connects Junction
to Downtown Toledo and the University of Toledo Campus.
The roadway is wide from a 1960’s urban renewal project
that demolished the main African-American business
district in Toledo for street widening and improvement,
which is still a source of resentment in the community.
Currently Dorr Street has some newer businesses that
serve the Junction community, a spacious green strip and
curved sidewalk along the street, and more frequent transit
service than elsewhere in the neighborhood. Improvements
to Dorr Street will help connect Junction residents to

job and educational opportunities located outside of the
neighborhood.

Dorr Street is part of a RAISE Grant proposal the City of
Toledo will prepare. The proposal includes:

A. 10 foot Multi-use Path along Dorr Street that will
create safe non-motorized access along the roadway
and connect into the larger Toledo bike system. This
connection is further improved by enhancements
being made to the Interstate 75 bridge.

B. Elevated Bus Stops that will prepare the corridor
for proposed Bus Rapid Transit style service
enhancements from TARTA.

Along with these elements the RAISE proposal and

this plan emphasis the inclusion of public art into the
infrastructure improvements to support identity building
and placemaking. Bus stops present an opportunity to
infuse public art and express neighborhood culture. This
type of investment can also help deter vandalism by
showing community investment into the infrastructure.

NEIGHBORHOOD PLAN

TRANSIT ENHANCEMENTS
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Figure 32. Enhanced Transit Corridor. Made with Streetmix.
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Bus Stop Improvements

The current neighborhood transit system lacks high
quality infrastructure. Bus Stop signs are small with no

The following improvements are proposed for bus
stops in Junction:

information on routes. There are no shelters, residents
noted there was once a bus shelter in the neighborhood
but is was removed following vandalism. A lack of lighting,
seating, and trash cans also deters from the transit users
experience. Improvements to bus stops throughout the
neighborhood is needed to better connect residents to
opportunities and resources outside of the neighborhood.

The high amounts of vacancy and blight in the
neighborhood paired with poor sidewalk conditions creates
an environment of low walkability. Addressing vacancy

and improving the overall condition of sidewalks will have
a substantial impact on the sense of safety transit users
experience in the neighborhood.

In Portland, ME the Creative Shelters program was started
to engage local artists in designing public art installations
for bus shelters. Pictured is a shelter designed by Ghanian
artist Ebenezer Akakpo which incorporates his native Ghana
Adinkra symbols.
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A. Install bus shelters on Dorr Street and Nebraska
Avenue. Particularly on Dorr Street where TARTA
has proposed future bus rapid transit style

service improvements, shelters should

incorporate real time bus information.

B. Incorporate public art into shelter design to
promote community pride and ownership of the
shelters. Signals of community investment

in the infrastructure can help deter vandalism while
public art can help placemaking and

neighborhood branding.

C. Install larger, more informative bus stop signs
and ADA bus pads throughout the neighborhood.

D. Install seating, lighting, and trash cans at various
stops in the neighborhood, especially on key
streets.

Solar Powered, Push Button Activated Bus Stop Lighting
can improve the transit riders experience and support green
community neighborhood initiatives. This is because this
improvement enhances the transit riders experience while
also utilizing an alternative energy to power the light.
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The Junction neighborhood was the home of Toledo’s black
wall street, with a wide range of African American owned
businesses thriving and serving the community. The outfall
from urban renewal programs led to a steep decline in

the number of businesses in the Junction Neighborhood.
88% of residents surveyed think that having high-quality
shopping in walking distance of their home is important.
Meanwhile 30% of residents surveyed felt that shopping

in Junction is poor quality. Additionally, 81% of residents
reported that if there were quality stores in Junction, they
would shop at them.

Today there are many residents in Junction who are part
of the informal economy, working out of their homes
without a formal business plan or bank account. 29% of
McClinton Nunn and 35% of Junction residents reported
they frequently earn money through sources outside of a
formal job.

The Neighborhood Plan explores strategies for how to
create a commercial corridor in Junction. An important
element of bringing commercial uses back to Junction

is supporting neighborhood entrepreneurs develop their
business ideas and scale to a brick-and-mortar shop. This
will help create a unique shopping experience to Junction
and start to reestablish the hub of black business and
entrepreneurship activity lost to urban renewal.

NEIGHBORHOOD PLAN

Entrepreneur Incubator

Planning partners have determined that there are
approximately 90 small businesses in Junction

that operate out of homes. These businesses could
have an impactful role in transforming Junction,
bringing the proposed commercial corridor to life, and
increasing the amount of quality shopping available
to Junction and McClinton residents within walking
distance of their homes. Supporting resident-owned
business is an important step in strengthening
Junction’s economy.

To help neighborhood entrepreneurs move from the
informal economy to the formal economy the City
of Toledo, the Junction Coalition, and LHSC will
collaborate to create an incubator that will serve
Junction and McClinton Nunn entrepreneurs. The
incubator will provide training to help businesses
craft business plans, establish business accounts,
and other important elements of moving a business
from informal to formal. For those who are working to
establish a contracting or landscaping business the
incubator will help fund certification processes.

This program also has focused elements of blight
elimination. Specifically, two Construction or
Renovation start-ups will be established with the
focus on supporting blight busting activities such

as residential rehab in the neighborhood. One
landscaping business will be started and operated by
residents with an initial focused service area of the
Junction neighborhood.

The incubator will establish three full time positions and
aim to hire from a pool of trained residents. Existing
business owners in Junction will also be able to access
supportive services and trainings, such as to the City's
facade improvement grant program.

A grant from the Ohio CDC Association's Main Street
Job Recovery Program is being pursued to help fund the
incubator.
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Commercial Kitchen

Food entrepreneurship has expanded during the COVID
emergency. Many of these new businesses are informal,
meaning they are without proper certifications, training,

or a licensed commercial kitchen in which to prepare their
product. Additionally, the Ohio Restaurant Association
reported that in 2019, 51% of dollars spent on food in Ohio
were expended on prepared foods at restaurants. The
economic development working group, which consisted

of service providers and residents, determined that a
facility where food entrepreneurs can prepare food in a
licensed commercial kitchen and then sell products in

a marketplace setting would meet multiple needs: job
creation, wealth building, and access to healthy foods.
Furthermore, the economic development working group
determined that there were over 50 existing home-based
business in the neighborhood focused on catering and food
preparation. The commercial kitchen initiative can help
these businesses expand, with some opening restaurants
in the neighborhood.

The redevelopment of LMH housing sites in Junction
creates the opportunity to bring affordable commercial
spaces to the neighborhood. Collingwood Green Phase

5 will include a mixed-use element, which is slated to
become a restaurant business. Working in partnership with
the future tenant LMH has developed an initiative that will
see the space also be used as a food-business incubator.
Food-entrepreneurs from Junction and McClinton Nunn will
be able to access the space at set times to pop-up and test
their business ideas. This will help the entrepreneurs learn
about navigating a commercial kitchen, give an opportunity
to refine their business idea, and set them up to open their
space in Junction.
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Commercial Kitchen

Junction Business
Association

While Junction has seen the loss of many businesses
over the years, there is still a set of dedicated business
owners who have stuck it out and continue to serve the
neighborhood. These business owners need various
forms of support that are different from the support a
new entrepreneur needs.

To support existing owners, the Junction Coalition

will establish a business association. Through the
business association, business owners, with the
support of Junction Coalition staff, would be able to
identify shared needs including trainings, services, and

funding, and then work together to bring those resources
to the neighborhood. The association would also empower
Junction business owners to have a shared voice to help
advocate and elevate challenges to business development
and growth in Junction.
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To create a neighborhood of choice, quality housing must
be provided throughout the neighborhood, not just at the
redeveloped target housing site. This Plan provides and
strategy and action plan to achieve this goal. Given the
high levels of distress in the neighborhood, achieving high-
quality housing throughout the entire neighborhood will
take time. The Plan envisions that housing investment in
the Junction Neighborhood will be on a self-sustaining path
in twenty years that will eventually reach this goal. The
components of that strategy are described in this section.

Swan Creek
Residential
Development

A key strategy to making the Junction Neighborhood
attractive to new residents is to add amenities that will
support a satisfying lifestyle. The proximity and ease

of access to Downtown Toledo and the Warehouse
District is one of the factors that will make the Junction
Neighborhood attractive to residents of choice. The
improvement of the Swan Creek corridor would provide a
very attractive amenity for the neighborhood, particularly
those residents who live close to Swan Creek. The Swan
Creek Activation initiative, specifically the grade separated
bike/ped trail, would also strengthen the connection
between the neighborhood and the Downtown/Warehouse

NEIGHBORHOOD PLAN

. ___; Swan Creek Village

L3
Adaptive Reuse Building

Existing Single Family;
Rehab and Infill Housing

b &

Figure 33. Swan Creek Residential Development

District, bringing all the amenities in those areas within
easy access to those who live near the creek. For

this reason, initial market-rate ownership housing is
proposed along Swan Creek. Figure 33, Swan Creek
Residential Development.
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To create a neighborhood of choice, quality housing must
be provided throughout the neighborhood, not just at the
redeveloped target housing site. This Plan provides and
strategy and action plan to achieve this goal. Given the
high levels of distress in the neighborhood, achieving high-
quality housing throughout the entire neighborhood will
take time. The Plan envisions that housing investment in
the Junction Neighborhood will be on a self-sustaining path
in twenty years that will eventually reach this goal. The
components of that strategy are described in this section.

A key strategy to making the Junction Neighborhood
attractive to new residents is to add amenities that will
support a satisfying lifestyle. The proximity and ease

of access to Downtown Toledo and the Warehouse
District is one of the factors that will make the Junction
Neighborhood attractive to residents of choice. The
improvement of the Swan Creek corridor would provide a
very attractive amenity for the neighborhood, particularly
those residents who live close to Swan Creek. The Swan
Creek Activation initiative, specifically the grade separated
bike/ped trail, would also strengthen the connection
between the neighborhood and the Downtown/Warehouse
District, bringing all the amenities in those areas within
easy access to those who live near the creek. For this
reason, initial market-rate ownership housing is proposed
along Swan Creek. Figure 34, Swan Creek Village,
illustrates the various market-rate housing developments
proposed for the corridor.

The sequencing of the four new development projects will
depend on market conditions and developer interest. All
proposed market-rate development in this area is viewed
to be viable only after comprehensive improvement of the
Swan Creek Corridor is achieved.
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NEW SINGLE FAMILY

The “new single family” area shown on Figure 33
represents targeted redevelopment of deteriorated
existing housing and infill development on vacant
lots. The area along City Park Avenue between Swan
Creek and Anthony Wayne Trail (Highway 25) is a

key gateway into the neighborhood and needs to be
improved to attract market-rate housing. As shown in
the photo below, the area is highly distressed and the
market value of the remaining houses is low. This area
should be the target of comprehensive redevelopment
for new single-family housing.

ADAPTIVE REUSE BUILDING

Renovating existing industrial buildings for adaptive
reuse for housing will be one of the defining
characteristics of the Junction Neighborhood. Many
of the existing industrial buildings are vacant and
have architectural value. The industrial building at
the northwest corner of City Park Avenue and Sterling
Street is one such building. The adaptive reuse of this
building for residential use will add to the character of
the area and reinforce the positive “Junction” brand.
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Figure 34. Swan Creek Village

SWAN CREEK VILLAGE

The largest proposed new development project within the
Plan is Swan Creek Village. It is a proposed new single
family “neighborhood within a neighborhood”. It is located
both east and west of City Park Avenue along Swan

Creek on vacant land formerly used for industrial uses.
lllustrative plans for this new development are shown on
the following pages.

Figure 33, Swan Creek Village, depicts the entire proposed

NEIGHBORHOOD PLAN
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development. The development program consists of:

A. 80 new homes within the new development area;

B. 11 new homes on infill ots within the existing
neighborhood; and

C. 18 rehabs of homes within the existing
neighborhood.

The intent of the Swan Creek Village proposal is to

attract market-rate homeowners. Creating a “neighborhood
within a neighborhood” is viewed as the most viable
strategy for attracting market-rate homeowners, at least
until substantial transformation has taken place within the
broader neighborhood.
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Rehab of Existing Homes Infill Homes on Vacant Lots It must bg s_tressed, howeve.r, that.th.e investment in new
homes within Swan Creek Village is intended and expected
to foster investment in rehabs of existing homes and the
construction of new homes within the adjacent existing

neighborhood. This is shown on Figure 35, Swan Creek
Village, Western Area.

|_-

ELIZABETH S1F

Figure 35. Swan Creek, Western Area
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It is also important to emphasize that the new homes Smaller Lot Urban Single-Family
in Swan Creek Village will contain a range of sizes, with Alleys

orientations, and styles to appeal to a broad cross-section
of home buyers. Figure 36, Swan Creek Village; Eastern
Area illustrates this. While most homes will be urban
single family style homes, some will be larger lots with
individual driveways served only by the street in front. The
mix of different housing types will depend on the market's
response to this new development. The style of houses
can vary from more traditional new urbanist style to more
contemporary, as shown in the examples
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Figure 36. Swan Creek, Eastern Area ’

Larger Lot Single-Family with
Driveways
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HOUSING REHAB AND INFILL
HOUSING

The rehabilitation of existing homes and the construction
of new homes on vacant lots is as important as new
development. There are approximately 2,000 existing
single-family homes in the neighborhood, the vast majority
of which are deteriorated and need rehabbing. There are
also approximately 1,600 vacant residential lots in the
neighborhood that need new homes built on them. Thus,
the scale of housing rehab and infill home construction is

much larger than the new development program. However,

the new development program will help create a viable
market proposition for rehabs and infill housing.

Figure 37, Housing Condition and Vacant Lots, illustrates
the relative condition of existing homes and the
distribution of vacant lots. This assessment was done
by the Lucas County Land Bank and was included in the
Junction Neighborhood Master Plan (2017).

LHSC's rehabilitation for low-to-moderate income home
ownership program is laying the groundwork for market-
rate rehabs by rehabbing 25 homes a year and selling
them to low-mod buyers (50% AMI). LHSC will attempt
to expand the range of homebuyers eligible to buy
these homes by exploring alternative funding options.
Homebuyers in the 50% to 120% AMI range need such
assistance and including them would increase the sale
prices of these homes, which is needed to establish
comparables for market-rate rehabs. Examples of a house
rehabbed by LHSC is shown at right.

Some initial underwriting of existing home rehabs by
market-rate investors may be necessary. A range of
funding sources is possible including CDBG, tax-increment
financing, Lucas County Land Bank, and private foundation
funds. Market-rate housing rehab activity must be well
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Figure 37. Housing Condition and Vacant Lots, Junction Neighborhood Master Plan

established before infill new construction activity can
occur due to the higher costs of new construction.
Robust market-rate activity in the rehabbing of
existing homes and the construction of infill homes
is needed to create quality housing throughout the
neighborhood.

LHSC Rehabbed Housing
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Included in the Vision for the Junction Neighborhood is the
preservation and elevation of cultural and historic assets.
Remembering and honoring those who came before, and
memorializing the history of the neighborhood, is central to
the strength and resiliency of the community. This Junction
Choice Neighborhoods Plan recognizes the importance of
heritage to the Junction Neighborhood and includes two
initiatives that help fulfill this goal.

Art Tatum Zone

The Art Tatum Zone, which honors the legacy of Art Tatum,
a great jazz musician and cultural icon from the Junction
Neighborhood.

The proposal to honor Art Tatum is supported by several
neighborhood stakeholders. Pastor Calvin Sweeney of the
Tabernacle Church has submitted a proposal to for funding
to implement the Art Tatum House Museum and Inspiration
Complex, comprised of the following:

A. Restoration of Art Tatum’s House

B. Preservation of historical artifacts including a
Steinway piano purchased by Tatum;

Performance Hall
Recording Studios
Smart Classrooms and Meeting Spaces

mm o o

Gallery Space

NEIGHBORHOOD PLAN

ART TATY\

Above: Art Tatum's House Today
Below: Rendering of Art Tatum's as completed
museum

G. Retail Shops - Restaurant/Jazz Club
H. Community Space/Lounging Areas
I. Office and Studio Space/Creative Business Incubator

J. Outdoor Event Space
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The Junction Avenue
Heritage District

Junction Avenue has played a very important role in the
cultural life of the neighborhood. Junction Avenue has been
the home for many of the neighborhoods African-American
businesses and organizations. Like the neighborhood as a
whole, Junction Avenue has suffered from disinvestment.
The Heritage District has two purposes: 1) support

existing and future businesses that want to locate here;
and 2) preserve culturally important sites and improve the
appearance of the area.
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Figure 38. Junction Ave. Culturally Significant Sites
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Recommendations include:

A.

mo o w

Preserve St. Anthony’s Church
Add decorative street lighting
Replace deteriorated curbs and sidewalks
Rehabilitate historic buildings

Create interpretive programming to impart the
heritage of Junction Avenue to the community
and visitors.

Provide technical and financial support to
businesses along Junction Avenue.

" Nebraska/Ave:

LEGEND OF SIGNIFICANT
BUILDINGS/SITES

Liddell's Barber Shop

Soul City Gym

The Gudowski Building
Kingdom Life Christian Center
St. Anthony’s Church

Ujima Garden

Junction Park
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The Junction Coalition
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NEIGHBORHOOD GROGERY/PHARMACY

The Junction Neighborhood is a food desert. This means
that McClinton Nunn and Junction residents lack adequate
access to a grocery store that provides fresh food. To
address this, it is proposed that a grocery store be recruited
to the neighborhood. LMH has agreed to incorporate a
25,000 SF retail space into the ground floor of the proposed
new mixed-use building to be built along Nebraska Avenue.
This space is large enough for an “urban format” grocery
store, similar to a Trader Joe's store. Several major food
store chains will be introducing new smaller stores for
urban locations. Promedica built such a store in a nearby
neighborhood, shown at right. If a grocery store proves to
be financially infeasible, attracting a full-service pharmacy
is the second-most desired store.

The use of financial incentives will likely be needed to make
the operation of the store financially feasible. Several
sources of funds are available, including: a) tax abatement;
b) below market lease rate from LMH; and c) State of Ohio
economic programs. Outreach to potential retailers will be
conducted by LMH’s commercial broker, which will frame
the level of financial incentive needed.

Promedica’s Market on the Green grocery store, located in the Uptown neighborhood.
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The Junction Neighborhood has a reputation of having a
high rate of crime. Between 2017 -2019 the Toledo Police
Department documented that the Junction Neighborhood
had a violent crime rate 3.16 times higher than the citywide
average. McClinton Nunn residents generally feel safe in
the neighborhood during the day. However, the amount
of people who feel safe decreases significantly at night
with a 16% increase in residents reporting they rarely
feel safe at night. Along with higher-than-average rates
of crime, residents of McClinton Nunn and the Junction
Neighborhood do not think that the police are quick to
respond to neighborhood calls.

46% of McClinton Nunn and neighborhood residents
indicated that gun violence is one of their top safety
concerns. The incidence of gun violence country wide has
increased since the COVID-19 pandemic. Studies have also
found that there is a higher likelihood of gun violence in
areas with high amounts of vacancy and blight. Junction
has a high amount of vacancy and blight as a result of
disinvestment and government policies of redlining and
urban renewal. This was further exacerbated by the housing
crash in 2008, which saw many people lose their homes.

The following public safety proposals can be broken into
two categories, programmatic and physical improvements.
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Programmatic
Improvements

The top three strategies that McClinton Nunn and
Junction residents think will improve public safety
services are 1) work with youth 2) Increased police
presence and 3) working with residents. Though
residents indicated that increased police presence was
a top choice for addressing safety, further discussions
during the Plan committee revealed that it is not about
more police bodies. What residents are looking for
from Toledo Police is relationship building and working
to create a comfortable relationship between officers
and neighborhood residents.

Save Our Community Staff

SAVE OUR COMMUNITY
INITIATIVE

Gun violence is the top safety concern of Junction
neighborhood residents. Toledo, like other US cities,
has experienced an increase in gun violence since
the COVID-19 pandemic, with the highest amounts of
gun violence occurring in minority and low-income
neighborhoods like Junction. The City of Toledo is
treating gun violence as a public health crisis to
bring down the amount of violence and effect lasting
change.

To treat gun violence like a health issue requires more
than just increasing enforcement and the amount

of police in a neighborhood. While enforcement is
an element, environment, education, employment,
and mental and physical health all have a role in
addressing causes of gun violence. For example, a
recent study of blight and gun violence found that
high amounts of gun violence can be related to

high amounts of blight. The City of Toledo has also
expanded summer youth programming in an effort to
curb violence in the city.

Save Our Community is a new program being designed
with the help of Cure Violence. Cure Violence is a
global organization that works to stop the spread

of violence through various interventions such as a
direct mentor relationship with youth, mental health
services, and community trainings in mediation and
violence prevention. Where Cure Violence programs
have been implemented communities have seen up to
a 30% decrease in shootings (Philadelphia study), 43%
improvement in violence norms (Baltimore study), and
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31% reduction in killings (Chicago study). The program for
Toledo is still under development but to date the following
elements have been implemented:

A. Three Violence Interrupters have been hired and
assigned to the Junction Neighborhood by the Toledo
Police Department. Violence Interrupters will work
individually and as a team to prevent neighborhood
shootings and killings through interaction and
counselling with neighborhood youth. They provide
conflict mediation services and serve as conduits to
the program’s Outreach Workers. Violence interrupters
are individuals who have been “on the other side of the
fence of violence” which allows them to create stronger
relationships with youth and young adults because they
have the shared experience.

B. One Outreach Specialist has been hired who will
oversee the violence interrupters.

C. Staff will be based out of the Frederick Douglass
Community Center, which is located in the Junction
Neighborhood.

D. The program will focus on Junction and Englewood
Neighborhoods.

E. Staff will work closely with residents to mediate
conflicts and prevent retaliatory violence.

As the program develops and grows it is likely more
services will be included. Wrap around services that help
young people find things to do, connect to mental health
resources, and enroll in job and education opportunities are
often key elements to successful intervention programs.

Partners in executing this program are:
+  City of Toledo
+ Frederick Douglass Community Center
+ Neighborhood Health Association

The program is being initially funded through $2 million of
American Rescue Plan Act and general fund dollars.

NEIGHBORHOOD PLAN

COMMUNITY ORIENTED
INTERVENTIONS

Building better relationships between residents and
police officers is a part of increasing the public safety
of the neighborhood. Two key proposals have emerged
that are focused on community oriented, relationship
focused interventions.

Block-watches are groups of residents who are vigilant
about their part of the neighborhood. Currently,
Junction has two block-watches which cover the same
area. It is proposed that three new block-watches

be created to cover the remaining sections of the
neighborhood. Targeted outreach to residents who
might be interested or are well connected is needed

to start these groups. Once residents are identified
Toledo Public Safety has resources available to
support them in creating and running their block-
watch.

Recently, LMH hired a resource officer to connect
resident services and Toledo Police Department to
improve relationships and collaboration. The LMH
resource officer will be able to create block watch

for McClinton Nunn by organizing regular community
meetings with Toledo Police Department to engage
McClinton Nunn residents, provide updates, and gather
feedback on a regular basis. This will not only help
create relationships among neighbors it will also help
to start the process of building a relationship between
Public Safety and the neighborhood.

Toeldo Police Department will host an annual event
in Junction that invites residents young and old out
for food and fun. This event could be a National
Night Out event or it could be a public safety block
party. The final approach needs to be determined by
partners.

This annual event will help to slowly start to establish
a relationship between Public Safety officers,
residents, and importantly neighborhood youth by
creating an opportunity for interaction that is fun and
positive.

LA e b et AL e
Example of a National Night Out Event hosted in another
community.
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Physical Improvements

The typical residential block in the Junction Neighborhood
contains either vacant land, blighted and deteriorated
housing, or both. This contributes to a high amount of
indefensible space in the neighborhood making it difficult
to reduce crime. It is also detrimental to residents feeling
safe moving around in their neighborhood.

The 2017 Junction Neighborhood Master Plan found that
60% of land in the Junction Neighborhood is vacant. This
percentage includes park land, of which the Junction
neighborhood has 9. This percentage does not include
vacant structures which are numerous throughout the
neighborhood. A policy map report utilizing 2020 postal
data found that approximately 30% of residential addresses
and 24% of business addresses experience at least short-
term vacancy. This can be compared to Lucas County
which had 7% of residential addresses and 21% of business
addresses experiencing vacancy during the same period.

Promedica recently conducted a study of the Junction
neighborhood looking at vacant and blighted land and

gun violence. This study found that there is a positive
correlation between the presence of vacancy and blight and
the amount of gun violence the neighborhood experiences.
By addressing vacant and blighted land in Junction the
plan will simultaneously be taking action on reducing the
amount of gun violence the neighborhood experiences.

Years of disinvestment and redlining have led to high
amounts of vacancy, with many lots not maintained and
overgrown, surrounded by blighted buildings, poor street
lighting, and dilapidated infrastructure. This creates an
environment that feels unsafe and invites dangerous
behaviors. The following proposals are a series of physical
improvements that will have a positive impact on public
safety in Junction.
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Existing Fire Station.

BUILD A NEW FIRE STATION

The current fire station that serves the Junction
Neighborhood is outdated and Public Safety is planning on
constructing a new one. This presents the opportunity to
move the Fire Station into the Junction neighborhood and
to design a building that serves the functional needs of a
fire station while bringing new assets to the community.

The safety working group which consisted of public safety,
residents, and partners, suggest the following be available
through the new fire station:

A. Host Block-watch meetings
B. Host community events

C. Include an electronic message board to provide
community updates

D. Include a playground and or sport area

E. The new fire station will be built on land that is vacant
or contains a deteriorated building to reduce blight.

This proposal helps to increase public safety presence

in the neighborhood while providing amenities that will
support relationship building between public safety and
residents. It is recommended that the fire station be in a
central and highly visible location which will have a impact
on the perception of safety, and signal public investment in
the neighborhood.
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CPTED

Crime Prevention Through Environmental Design is an
approach to increasing public safety through consideration
of the built environment, how it looks, how it feels, visibility,
etc. There are multiple CPTED inspired interventions
proposed for the Junction neighborhood. These proposals
are meant to signal that people care about and watch the
neighborhood helping to deter some crime.

Improved street and park lighting is an environmental
design intervention that will increase the safety and
walkability of the Junction neighborhood.

/ 1\

NEIGHBORHOOD PLAN

Junction has many vacant and blighted buildings. For
the majority of these buildings the answer has been
to board them up with plywood which is affordable
but synonymous with disinvestment.

A 'No-Ply” zone utilizes a polycarbonate material
to board windows. The polycarbonate is clear and
mimics the appearance of windows making is less
obvious that a structure is abandoned. Though
the polycarbonate material is more expensive
than plywood, homes boarded this way will have

a less negative impact on the appearance of the
neighborhood and property values.

An alternative is to use the plywood windows as an
opportunity for public art.

* Clear board

A newer addition to CPTED design guidelines is to include
community building opportunities in your strategies.

To further support neighborhood safety through its
appearance it is proposed that block cleaning events be
organized to bring residents together to clean-up their
street. After a clean-up event there should be a small
gathering where residents can connect, relax, and eat.
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VACANT LOTS

There are approximately 1,907 vacant parcels in Junction.
This number excludes parcels that have been “side-

lotted” by residents to add to the size of their yard. This
high amount of vacancy has negative impacts on crime,
health, and the values of surrounding property. Finding
temporary and permanent uses for vacant lots that support
neighborhood transformation is an important element of
achieving the Plan vision.

The following proposals seek to serve community goals
including enhancing and elevating community culture and
history, addressing environmental justice and long- term
sustainability of the neighborhood, and reducing the overall
number of vacant lots in the neighborhood. Proposals
include:

A. Increasing Junction residents’ awareness of side-
lotting opportunities.

B. Transform vacant lots into community assets such
as:
| Public art

/1. Natural spaces and habitat for pollinators and
animals

/1. Gardens both native plants and for food
production

IV. Rain garden or other use that helps mitigate
flooding and divert water from the sewer system.

Incorporating education elements that engage residents
in the environmental or cultural aspects of the lot
transformation will increase community engagement in
the project. Whenever possible youth engagement in the
development of the new lot design and stewardship of the
space is encouraged. This will help youth build connection
to their community.
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Lots can be transformed to places of play.

Lots can be transformed to places of arts and culture.
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Figure 39. Detroit Future City Field Guide to Working with Lots,
Snowmelter Lot Design. The Detroit Future City Field Guide To Working
With Lots provides residents with lot designs and guides to help
them transform the vacant lots in their neighborhood and support
environmental sustainability. Above is an example of one of these lot
designs meant to help mitigate snow melt and resulting flooding.
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The proposed land use policy for the Junction
Neighborhood is represented on Figure 40, Neighborhood
Transformation Concept. This figure combines land use
plan policy for the neighborhood with the key initiatives of
the Neighborhood Plan.

The structure of the Neighborhood Plan Transformation
Concept is based on the Junction Neighborhood Vision; a
21st Century urban neighborhood that honors its past and
celebrates its future.

The Neighborhood Plan Transformation Concept's land
use policy maintains the neighborhood's identity as a
single-family neighborhood while adding key updates
and improvements to provide the Junction Neighborhood
with the type of lifestyle people now want in urban
neighborhoods.

The land use component of Figure 40 emphasizes the
following policies:

A. Single family residential remains the predominant
residential use and the largest individual land use.
This policy implies the conservation of existing homes
wherever possible and the construction of new infill
single family on existing vacant lots.

B. Residential redevelopment is proposed in strategic
locations to bring new forms of housing to the
neighborhood. This is focused along Swan Creek, where
a major investment in recreation and cultural amenities
could attract new market-rate housing. The McClinton
Nunn target housing site is included in this land use
category.

C. New commercial use is added to the middle of the
neighborhood in the form of three retail nodes along
Nebraska Avenue at Collingwood Boulevard, Hawley
Street, and Detroit Avenue.

NEIGHBORHOOD PLAN

D. Industrial use remains a key part of the
neighborhood. Toledo's resurgent economy may
bring new industrial users to existing vacant
industrial buildings.

While industrial use is valued, many of the vacant
industrial buildings are obsolete for industrial uses
and must be put to new uses. Adaptive reuse of
older industrial buildings for multi-family residential
is proposed. This aligns with a policy of the Housing
Plan to increase affordable rental housing within
existing industrial buildings to maintain the existing
character of the neighborhood.

E. Public and semi-public uses reflect existing
facilities that serve the community well, such that
no additional uses are proposed.

F. The enhancement of park and open space uses
is a major land use policy. Existing parks, such as
Savage Park and Gunckel Park are to be improved.
New park space is proposed along Swan Creek. The
existing Junction Park will be improved, funded by
a grant awarded through the efforts of the Junction
Coalition. Lastly, vacant lots in selected areas will
be turned into aesthetic/community assets.
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With neighborhood transformation comes concerns
about gentrification and making sure that investment

that occurs benefits current residents. A tool that can be
implemented to give residents the ability to directly invest
in development projects happening in their neighborhood
is a Neighborhood Real Estate Investment Trust (NREIT).
In order to give residents the tools to maximize benefit
community equity investment there is also a set of
proposed training and education programs to financially
empower residents and set them up for participating in an
investment tool like an NREIT.

The level of interest in financial training varies between
neighborhood residents and McClinton Nunn residents,
with 86% of neighborhood residents indicating interest
while only 38% of McClinton Nunn residents indicating
interest. There could be several reasons for this, with
lower incomes, rates of employment and savings among
McClinton Nunn residents being potential factors. Since
financial and investment training can contribute to upward
economic mobility, courses in financial management and
investment should be offered. The creation of the FOC
at McClinton Nunn will help raise residents’ income and
savings, making the idea of investing more attractive.

The following initiatives aim to increase education
around personal finance and give residents tools to build
credit and wealth while participating in neighborhood
transformation.

NEIGHBORHOOD PLAN

INCREASE ADULT
PARTICIPATION IN
EXISTING FINANCIAL
TRAININGS

There are a variety of programs geared toward
financial training and coaching for Junction families
who are low-to-moderate income . The Financial
Opportunity Center at Pathway or the future Financial
Opportunity Center at McClinton Nunn Homes offers
services including one-on-one financial coaching,
financial education services, and credit building
services. LMH is working with LISC to embed Financial
Opportunity Center services into Resident Services
operations.

Bank On Toledo programming is offered through the
Toledo Urban Federal Credit Union. Programming
includes a low or no fee bank account and required
training on how to manage a bank account, budgeting,
and obtaining and utilizing credit. Predatory lending
was a top concern when discussing personal finance
with the People Plan Committee. As such, financing
courses like these should consider the addition of
targeted education on how to avoid predatory lending
and what to do if you are a victim of predatory lending

practices. ABLE is a partner that can provide residents with
education and resources related to predatory lending.

To have adults enroll in these programs, service providers
must first connect with them on a personal level to explain
why banking and credit is important. The proposed
program ambassador initiative could help with this by
having individuals who were considered “unbankable” but
completed the programs reaching out to adults who are
low-income.

CREATE AN INVESTMENT
CLUB(S)

Investment Clubs are groups of people who pool their
funds to make investments. Members of an investment
club monitor different investment opportunities and
collectively decide whether to buy or sell. It is proposed
to create an investment club for Junction residents
through The Tabernacle. The investment club will provide
training and guidance on how to establish accounts and
invest overall. The investment club(s) could invest in the
Neighborhood Real Estate Investment Trust, described on
the following page.
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The structure of the NREIT should be determined

H
P I_ T A CUM M U N |TY through community and partner engagement

and a feasibility study. Key elements that can be
incorporated into a NREIT governance structure are:

EQUITY INVESTMENT - Gangapic ocus

+ Financial eligibility with a focus on ensuring low-

P %[: 3RAM income individuals’ ability to participate

+ Ability to leave the NREIT
+ Monthly payment options

C

A key goal of this transformation plan is to make sure

« Voting versus nonvoting member status
that residents of McClinton Nunn and the Junction g g

Neighborhood as a whole are able to participate in and Through a NREIT McClinton Nunn and Junction
benefit from the results. An approach to supporting residents will be able to build their wealth while
resident ownership of neighborhood transformation having an ownership stake in the redevelopment and
is to create a Community Equity Investment Program. transformation of the Junction Neighborhood.

Community Equity Investment Programs offer low- income
residents the opportunity to purchase equity shares in a
project and benefit financially from new development in

their neighborhood.
This plan proposes that a Neighborhood Real Estate Birchsse Ongoing  Geographic
Investment Trust (NREIT) be created around a LIHTC mixed- Organization/ price bujki  inesuivenmnt
Income Qevelopmept in the Junction Neighborhood. The project Location minimum Exiting the investment options? for investors
peSt Opt'on would likely be to target one of the_proposed Market Creek San Diego $200 Undefined at outset, but in No; Designated
mdpstrlal re-yse deyelopmgnts a§ an opportunlty fOI’ Plaza practice, exit has happened at any onetime  zip codes
residents to invest in a project with a high probability of point an investor has requested it only
success. In order for residents to buy into the NREIT they

Nico Los Angele 5100 Local investors may request exit Yes None

would be required to complete a series of financial training
courses. Following completion of the trainings, residents
will be able to purchase shares in the NREIT.

after six months, subject to the
redemption plan's terms

Northeast Minneapol $1,000 Investors may request to exit, and Yes State of
Investment the board must grant approval Minnesota
Cooperative

Community Portland, $10 Anytime Yes Designated
Investment Oregon  (monthly) zip codes
Trust

Boston Ujima Boston S50 Investors may request to exit, and Yes City of
Project the board must grant approval Boston

Figure 41. Urban Institute, New Models for Community Shareholding
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VISION FOR HOUSING

The vision for housing is very simple: a diverse
neighborhood where people of all income levels blend
seamlessly; a neighborhood with a place for everyone; and
a neighborhood where no one is displaced. This vision is
expressed as goals and include:

A MIXED-INCOME COMMUNITY

Achieving a mixed-income community could be the single-
most important goal for this Plan. So many direct and
indirect benefits derive from this goal, which is why it is one
of the central tenets of the CN program. Fostering market-
rate development is key to a mixed-income community.
Achieving market-rate development will be done through

a combination of leveraging market forces and City/LMH
intervention on key development sites. It is recognized that
the Toledo housing market is just beginning to grow after
decades of decline. The Junction Neighborhood is one

of the most distressed markets in the region. Market-rate
development can, and will be, achieved over time through
the investment strategy in this Housing Plan.

PRESERVE COMMUNITY
CHARACTER

The Junction Neighborhood is a predominantly single
family neighborhood, and residents want to keep it that
way. Building a lot of new multi-story apartment buildings
would change the existing character and stigmatize the
neighborhood. Housing policies in the Plan will preserve
the character and provide new rental housing.
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REDEVELOPMENT WITHOUT
DISPLACEMENT

The Junction Neighborhood’s poverty rate at 46%
(source: HUD mapping tool). The total number of
households is 2,100, and the number of households
at 60% AMI or less is 1,288. Of these, 463 are
homeowners and 825 are renters. This Plan includes
policies to create income-restricted rental units and
support low-to-moderate income homeowners so that
no displacement occurs.

PROMINENT TARGET HOUSING
SITE

The redevelopment of the target housing site will
be the single-most important housing project and
will set the tone for transforming the neighborhood.
The target housing site is relatively large, with
approximately 15 acres of land area. It is also
strategically located at the western end of the

Mixed-use Building

Nebraska Avenue bridge linking downtown Toledo to the
Junction Neighborhood. A high-quality redevelopment
of this site will begin to change perceptions about the
Junction Neighborhood. This redevelopment will be a
highly visible demonstration of the vision for housing in
Junction Neighborhood.

EXPAND THE TARGET HOUSING SITE

In formulating the redevelopment plan for the target
housing site, it became apparent that the McClinton Nunn
housing site should be expanded to include adjacent
property. In guaranteeing the “right-to-return” and creating
a mixed-income community, it is necessary to expand the
site so that the number of units can be increased beyond
the 151 public housing units. In addition, the input received
from the replacement housing workshops indicated that
residents do not want high-density housing, thus an
increase in the land area is necessary.

McClinton Nunn Family Housing
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INCREASING HOUSING WEALTH

This Housing Plan recognizes that home ownership and
home value appreciation are connected to the upward
economic mobility of Junction residents. Fifty-two percent
of the housing units in the neighborhood are owner-
occupied. Home values in the Junction Neighborhood are
severely distressed, to the detriment of home owners. The
list price of homes currently for sale in the neighborhood
range from $7,500 to $56,000. The depressed home values
are the key reason for the widespread deterioration of the
existing housing stock. Spending $15,000 on a new roof
does not make financial sense when the house is only
worth $25,000. Steps are being taken to address this
situation, which is presented in the Plan.

MIXED-USE DEVELOPMENT

In crafting a vision for a holistic neighborhood, the
attraction of new retail uses to the neighborhood has been
a consistent message voiced by residents. Given the

need for new housing, attracting new retail users through
mixed-use development is a viable approach. Plans for the
McClinton Nunn site includes a mixed-use building with
25,000 square feet of retail space.

MIXED OWNERSHIP AND RENTAL
HOUSING

The vision for Junction Neighborhood recognizes that

both ownership and rental housing are required for a
sustainable neighborhood. Ownership housing will be
prevalent throughout the bulk of the neighborhood in the
form of existing and new/infill single family dwellings. The
target housing site and LMH’s new Collingwood Green
developments will be rental housing. Many existing single
family homes are rented, which should continue, albeit at a
lower level.

HOUSING PLAN

A RANGE OF HOUSING TYPES

In any major housing redevelopment project it is
important to provide a range of product to appeal to
different buyers/renters who have different needs,
preferences and incomes. In the Replacement
Housing Workshops, conducted with existing residents
of McClinton Nunn, one of the key findings was that
there were preferences for a range of housing types.
Most people preferred low density housing types, but
a significant number preferred mixed-use buildings
and multi-story buildings. Some people expressed a
desire to obtain a Housing Choice Voucher to rent a
single family house, whether within the neighborhood
or elsewhere.

REHABILITATION OF EXISTING
HOMES

The rehabilitation of existing homes is a vital and
necessary part of neighborhood transformation.
The predominant form of housing is single family
and deterioration of the existing housing stock is
widespread.

The poor condition of the existing houses shown in the
example images is not uncommon. To attract market-
rate housing investment, the rehab of existing housing
stock is needed. Some, perhaps many, of the existing
homes in the neighborhood are too deteriorated to
rehabilitate and must be demolished. Policies to
rehab for both ownership and rental are needed.

CREATE 21ST CENTURY HOUSING

While it is important to preserve the heritage of the
neighborhood, it is also essential to provide the
neighborhood with housing for a successful 21st Century
urban neighborhood. Both rehabilitated houses and new
construction housing need to be state-of-the-art in terms of
Smart features, energy efficiency and interior and exterior
design. New state-of-the-art houses can have traditional
styling as shown in the example images.

Dilapidated Housing in Junction
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QUTCOMES & METRICS

The outcomes and metrics for the Housing Plan goals
described within the Vision, above, are addressed below.

99

A. A Mixed-Income Community. Outcomes; exerting
direct influence over the income mix is possible only

for property owned or controlled by the City, LMH

and key partners. Current market conditions are very
challenging. Near-term housing development will have a
lower proportion of market-rate units than will long-term
development.

Metrics; Near-term development will have
35% public housing units, 30% affordable
units at 60% AMI, 15% workforce housing at
120% AMI, and 20% unrestricted market-rate
units. Long-term development will have 20%
public housing units, 20% affordable units at
60% AMI, 20% workforce housing at 120% AMI,
and 40% unrestricted market-rate units.

B. Increasing Housing Wealth. Outcomes; The broad
CN goal of fostering upward economic mobility must be
addressed holistically in the People, Neighborhood and
Housing Plans. In this Housing Plan, upward economic
mobility will be advanced by increasing housing wealth,
that is, the equity homeowners have in their homes. As
a majority homeowner neighborhood, increasing housing
wealth will lead directly to upward economic mobility

Metrics; The housing market in the Junction
Neighborhood is severely depressed. Any
increase in property values will benefit

local homeowners. The near-term metric

is to increase the average sales price of
rehabbed existing homes to $125,000 in five
years. The long-term metric is to achieve full
market-rate development in twenty years.

C. Redevelopment without Displacement.
Outcomes. Increasing housing values and rents
needed to attract market-rate housing will occur
incrementally. Rising home values and rents will,
eventually, impact lower-income households,
which is why securing the large number of income-
restricted units is a key objective. Since values
and rents will increase incrementally, securing the
income-restricted housing needed to guarantee no
displacement will also be achieved over time.

Metrics; 825 income restricted rental units and
463 affordable ownership units are needed

to ensure no displacement. This will be
achieved incrementally over a 20 year period.

D. Prominent Target Housing Site Redevelopment.
Outcomes; the target housing site redevelopment
must be a “game-changer” in terms of its design and
the program. It must set the context for the eastern
part of Junction Neighborhood to be a 21st Century
urban neighborhood that offers a vibrant, interesting
lifestyle. The development, particularly that portion
along Nebraska Avenue, needs to look urban, current
and active. The portion of the expanded target
housing site along Swan Creek, which includes the
adaptive reuse of a vacant industrial building, must
emulate the nearby Warehouse District.

Metrics; the best measure of the
redevelopment of the target housing
site changing local perceptions

will be attracting 20% market-rate
tenants to the redeveloped site.

E. Expand the Target Housing Site. Outcomes; the
desired outcome is simply to acquire and assemble the
private property needed to expand the target housing
site. This would be done by LMH and its partners, the
City and Lucas County Land Bank.

Metrics; the metric for achievement of this goal is
simply to acquire/control all the additional land.

F. Preserve Community Character. Outcomes;the
desired outcome is not simply to preserve existing
housing, although that is part of the outcome. The
broader outcome is to preserve the character of the
Junction Neighborhood as an urban single-family
community. This outcome does not preclude changes
or enhancements needed to update the neighborhood to
become a successful 21st Century Urban Neighborhood.
Some mixed-use development is needed to provide a
type of housing some people want and to help attract
retail uses. Also, approximately 40% of the residential
lots (680) are vacant and need infill housing, so a lot of
new housing is anticipated.

Metrics; 70% of the housing in the
Junction Neighborhood will be existing or
new single family or the adaptive reuse
of existing industrial buildings.

G. Mixed Ownership and Rental Housing. Outcomes;
The Junction Neighborhood should be a neighborhood
of both homeowners and renters. Currently, housing

in the neighborhood is 52% owner occupied. The
redevelopment of the existing target housing site will

be completely rental housing, so achieving a balance of
ownership versus rental housing will require a significant
increase in home ownership in the remainder of the
neighborhood.
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Metrics; nationally, about 65% of all housing

units are owner occupied. Junction
Neighborhood is approximately 52% homeowners.
Homeownership should increase to 55%

in five years and 65% in twenty years.

H. A Range of Housing Types. Outcomes; the target
housing site development program needs to provide

for a range of housing types to appeal to the varied
preferences of residents. This mix should include
duplexes, townhomes, adaptive reuse apartments, and
apartments in mixed-use buildings. Many residents will
only be able to make informed choices on replacement
housing after the units are built, so some flexibility in the
program is desirable.

Metrics; the preferred mix of unit types in the
redevelopment of the existing McClinton Nunn site
is: a) 30% apartments in mixed-use buildings; b)
20% senior apartments; ¢) 10% medium density

apartments; and d) 40% townhomes and duplexes..

I. Mixed-Use Development. Outcomes; Advancing
mixed-use development has two purposes. First, it
will provide a type of housing that some people in the
housing preference workshops indicated was their #1
preference. Second, mixed-use development will be
instrumental in attracting new retail uses because the
residential component can provide for much of the
needed equity.

Metrics; the market study indicated that the
neighborhood had the capture potential for
94,400 square feet retail space over the next
five years. Not all of this space would want to
locate within mixed-use buildings. The target
metric for mixed-use buildings would be to
provide 200 residential units and 50,000 SF
of retail space within the next five years.

J. Rehabilitation of Existing Homes. Outcomes; LMH
has a very successful rehab to home ownership program
in place through its nonprofit subsidiary LHSC. LHSC
rehabs 25 homes per year in the Junction Neighborhood
and sells them to low-to-moderate income buyers.
Increasing this number would depend on outside funding

HOUSING PLAN

sources, which includes local corporations and
banks. Rehab for rental is not a program LMH or
the City is prepared to take on, although the private
sector may perform this role once market conditions
improve.

Metrics; Continue to rehab 25
homes per year for sale to buyers
with low-to-moderate income.

K. Create 21st Century Housing. Outcomes;
Much of the housing in the Junction Neighborhood
is obsolete due to the lack of reinvestment

and updating. This can be rectified through
comprehensive rehabbing of existing homes and
building state-of-the-art new homes.

Metrics; Redevelop the McClinton

Nunn site as a state-of-the art housing
development. Complete one adaptive reuse
project of an existing industrial building

to residential use within 5 years. Build at
least 30 new single family homes within

the expanded target housing site within

5 years. Complete at least 10 gut rehab
projects of existing single family homes

for market-rate ownership within 5 years
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HOUSING PARTNERS

Housing partners to help in achieving the vision and
outcomes include:

LUCAS METROPOLITAN HOUSING

LMH is a core partner, along with the City of Toledo, in
redeveloping the target housing site. LMH is also involved
in improving the condition and affordability of housing
broadly throughout the neighborhood through rehabilitation
of existing housing, promoting home ownership through

its self-sufficiency program, and providing housing support
services.

CITY OF TOLEDO

The City of Toledo is central to taking steps implementing
the Housing Plan. The City will be taking the lead on
making neighborhood improvements to induce new housing
development. The City will also be helping to fund/
underwrite workforce housing for households between 60%
-120% AMI. Furthermore, the City is central to the rezoning
of property, infrastructure improvements, TIF financing,
CDBG funding, and the use of HOME funds to advance the
Housing Plan.

GORMAN AND COMPANY

Through an open procurement process LMH procured
Gorman and Company as the housing developer for

the target housing site. Gorman and Company is an
experienced mixed-income and affordable housing
developer with experience in Choice Plan implementation.
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MIXED-INCOME HOUSING

Creating a mixed-income community in the Junction
Neighborhood is central to the vision for transformation.
Strategies to accomplish this will involve the entire
neighborhood and initiatives in the People, Neighborhood
Plans. The largest and most obvious challenge to building
mixed-income housing is the distressed market in the
Junction Neighborhood. Both for-sale and rental housing
markets are distressed and are far below levels needed

to support market-rate housing. Without market-rate
housing, a true mixed-income community is not possible.
The reason why market conditions are depressed is that
the Junction Neighborhood is fraught with challenges.
The quality of life in the neighborhood is not good.
Comprehensive improvement of the neighborhood is
needed to reach market-rate development. Two strategies
will be employed to foster market-rate development.

BUILD OFF OF DOWNTOWN

Downtown Toledo, including the Warehouse District, is
resurgent and has been the focus of a lot of market-

rate development, including new housing. The Junction
Neighborhood is directly adjacent to Downtown Toledo.
There are opportunities to create strong connections to
Downtown Toledo and the Warehouse District so that the
eastern portion of the neighborhood is an extension of the
Warehouse District. Initial projects could be positioned
as Warehouse District development rather than Junction
Neighborhood development out of necessity due to the
challenging optics of the Junction Neighborhood. Once
the Junction Neighborhood brand begins to improve, new
development in the interior of the neighborhood would
become viable.

HOUSING PLAN
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Figure 42. Attracting Market-rate Investment to Junction

are built and the neighborhood improves. People Plan
initiatives to foster entrepreneurship and wealth building
will also contribute to raising property values, which is
needed to foster market-rate development. The strategy
to reach market-rate development is addressed in detail in
Implementation.

INSIDE-OUT NEIGHBORHOOD
IMPROVEMENT

A transformation strategy based solely on pulling in
market investment from outside of the neighborhood
is neither viable nor fair to the residents of the
neighborhood as a whole. Broad-based, incremental
improvement of the neighborhood as a whole is
needed in combination with pulling in investment from
the Downtown/Warehouse District. This is being done
and will be accelerated. For example, the LMH/LHSC
rehab for low-to-moderate income ownership program
has raised the sales prices/values of rehabbed homes
from $40,000 at the inception of the program to

the current $60,000. Continued elevation of home
values can be expected as more “comparables”
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TARGET HOUSING SITE REDEVELOPMENT

The redevelopment of the McClinton Nunn Target housing
site is the single-most important initiative of the Housing
Plan as it will define the approach to creating housing for
the Junction Neighborhood as a successful 21st Century
urban neighborhood. The approach to target housing site
redevelopment is based on community input received, and
specifically on the input received from resident participants
in the Housing Preference Workshops. The key findings
resulting from those workshops are:

A. There was strong preference for low-density housing
types such as single family, duplex and townhomes;

B. While low-density housing types were preferred,
a significant portion (30%) of residents expressed
a preference for units in mixed-income buildings,
which for the most part, does not exist in Toledo; and

C. Some residents expressed interest in units located in
the adaptive reuse of older industrial buildings.

In addition to guidance received from residents, the
approach to redevelopment is also informed by HUD/CN
policies of: 1) guaranteeing the right of tenants to return;
and 2) adding the housing units needed to create a mixed-
income community. Accepting these policies and following
resident preferences for predominantly low-density housing
types necessitates increasing the land area of the target
housing site.

The current McClinton Nunn property contains 151

units, comprised of one-story duplex units and two-story
family duplexes. Given that the existing site is already
low-density, and LMH wants the new housing units to be
predominantly low-density, adding housing units to create
a mixed-income community can only be done by increasing
the land area.
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Figure 43. McClinton-Nunn Existing Site

Increasing the land area of the target housing site can
be done relatively easily in this location. Many vacant
residential lots exist in the surrounding area, most of
which are owned or controlled by the Lucas County
Land Bank. In addition, a vacant industrial building

is located immediately south of the McClinton Nunn
site on the south side of Hamilton Street and north

of Swan Creek. Since residents expressed interest

in adaptive reuse, and a key strategy of the Plan is to
activate Swan Creek, the expanded target housing site
will include this building.

Elderly Attached Single Family Units
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Community | Population
Designation

Address | Efficiency

Units

Bedroom | Bedroom

Five Total
Bedroom | Bedroom | Bedroom Units
Units

McClinton

Nunn

Homes

Family and 201 36 34
Senior Belmont

40 20 18

Figure 44. Existing Bedroom Mix

EXPANDED TARGET HOUSING SITE

The expansion of the target housing site is driven by:

a) providing residents with the types of housing they
want and need; and b) increasing the number of housing
units to create a mixed-income community. The Choice
Neighborhoods Program has a standard for the maximum
proportion of replacement public housing units in the
redeveloped target housing site, which is 50%. Since

50% is considered the maximum, a lower proportion
would do more to advance the objectives of the Choice
Neighborhoods Program. If the proportion of replacement
public housing units within the redeveloped target
housings site were 40%, then the total number of units in
the program would be 377 (151 /.40). If the proportion of
replacement public housing units were 35%, then the total
number of units would be 431. When seeking to attract
market-rate/unrestricted housing occupants to a new
housing development, a lower proportion of replacement
public housing units is typically needed. Thus, to de-
concentrate poverty, achieve a mix of incomes and attract
market-rate households, a significant expansion of the
target housing site land area and total number of units is
needed.

The proposed target housing site redevelopment program
“pushes the envelope” with respect to the local housing
market and conventional approaches to affordable housing
development to exceed all of the objectives of the Choice
Neighborhoods Program. The land area of the target
housing site is substantially expanded to accommodate the
larger housing program and offer a wide range of housing
types that will attract households of all income ranges and

HOUSING PLAN

provide housing that fulfills the vision of a successful 21st
Century urban neighborhood. The program of housing

is shown on Figure 45, Target Housing Site Program and
Phasing Plan.

As shown in Figure 45, the expanded target housing site is
comprised of the following six development areas:

A. The Northeast Corner of Nebraska Avenue and
Division Street. This area represents the undeveloped
land within the Collingwood Green housing site,
developed by LMH and a private partner. This property
is located across the street to the north of the existing
McClinton Nunn housing site. Including it as part of
the expanded target housing site allows for the easy
and relatively painless relocation of some existing
McClinton Nunn residents who want to remain in the
neighborhood. This is 4.5 acres in size.

B. The Existing McClinton Nunn Site. All of the
housing on the existing site is distressed and obsolete
and should be demolished. The site is approximately 26
acres in size and could accommodate multiple forms of
new housing.

C. The Hamilton Street Industrial Building. This
property is located immediately south of the existing
McClinton Nunn site and presents an opportunity for
adaptive reuse to housing. Several older industrial
buildings have been adaptively reused in the nearby
Warehouse District for market-rate rental and ownership
housing. This architecturally significant former

brewery building would bring a form of housing that is
successful within the local marketplace to the target
housing site. This building also backs up to Swan Creek

and converting this building to residential use would
align with a major strategy of the Neighborhood Plan,
activating Swan Creek.

D. Existing Mobile Home Park. This property

is located on the south side of Swan Creek and
closest to the Warehouse District, where significant
market-rate residential development has been
occurring. This site has the greatest short-term
potential for attracting market-rate residential into the
neighborhood. While it is currently used as a mobile
home park, a recent inspection of the site revealed
that only 6 or 7 mobile homes occupy the site.

E. Western Portion of Tecumseh, City Park,
Hamilton and Collingwood Block. One of the blocks
immediately west of the existing McClinton Nunn site
is largely vacant and presents a good opportunity to
expand the target housing site. The eastern portion
of the block is used for parking for the Hamilton
Building, which is occupied by key people partner
Pathways and other users. The western portion of the
block has only two structures, neither of which appear
to be occupied.

F. Nebraska, City Park, Tecumseh and Collingwood
Block. The other block that adjoins the existing
McClinton Nunn site to the west is the block to the
north of area #5. This block is comprised of mostly
vacant lots, but has nine existing houses, all of which
are dilapidated. One older church also exists on the
block but is vacant and no longer used for religious
services.
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Target Housing Site
Redevelopment Program
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D. Develop new housing that will be attractive to both
homeowners and market-rate households.

E. Provide 1 for 1 replacement of existing public housing
units (151 units) assigned to the site through project-
based vouchers (PBVs).

F. De-concentrate poverty by creating a mixed-income
community.

The housing development program proposed fulfills all of
these goals. Key principles underlying the redevelopment
program include:

A new urban form, creating a neighborhood character
consistent with the existing neighborhood but also
consistent with a near-downtown location. The
mixed-use building at the Nebraska Avenue Bridge
should serve as a “gateway feature” that will help re-
brand the neighborhood.

A mix of housing types that offer a range of lifestyles
to appeal to the diverse set of residents who will live
there. This mix includes duplexes, townhomes,
mixed-use apartments and adaptive reuse apartments
and two-story lofts within an existing industrial
building.
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A mixed-use/retail component located at the western
end of the new Nebraska Avenue Bridge connecting
the Junction Neighborhood to Downtown Toledo.
The plan calls for 20,000 SF of retail space this
mixed-use building. The size and mix of retail uses
within the mixed-use building will be shaped by
market forces and could easily expand.

A pedestrian-friendly layout and site design that
promotes walking, biking and interaction among
residents and visitors.

Swan Creek forms the southern boundary of the
expanded target housing site. Initial, short-term
improvement/activation of the creek will be part of
the target housing site redevelopment program.

Honor the neighborhood’s single family heritage
by creating new housing that looks like single family
housing and lives like single family housing.

Incorporate ownership housing by creating attractive
investment opportunities for prospective
homeowners from the community.

Market forces are clearly a challenge to achieving the
goals and objectives discussed above and necessitates
innovative approaches to both affordable and market-rate
housing development. Developing true market-rate rental
and ownership housing in any portion of the Junction
Neighborhood will be breaking new ground in the Toledo
market. The close location of the target housing site in
proximity to the downtown and Warehouse District, which
has seen widespread market-rate rental and ownership
housing development, is key.

It is possible that components of the housing program can
be marketed as an extension of recent Warehouse District
development. This is particularly true of the adaptive
reuse of the existing industrial building at 359 Hamilton
Street. The new housing product within this building will
look just like recent market-rate adaptive reuse rentals

in the Warehouse District, which are located less than a
mile away (see image at right). This suggests that the
redevelopment sites with the best opportunity to attract
market-rate households are the mobile home park and the
existing industrial building at 359 Hamilton Street.

HOUSING PLAN

Figure 46, Mixed-Income and Ownership Program,
presents the different housing types proposed on the
different site/properties that comprise the expanded
target housing site.

The redevelopment plan for the target housing
site calls for a range of housing types to offer

Description 30% 60% 80% 120% Unrestricted/ Total McClinton = Homeowner
AMI AMI AMI AMI Market Rate Units  Nunn Units
Residents
1 Senior Apartments | 10 85 0 0 0 95 40 0
Townhomes for 4 36 0 0 0 40 17 0
Families
2 Ownership Single- | 0 0 0 0 21 21 0 21
family
Affordable 3 0 39 0 0 42 16 0
Accessory Units
3 Ownership Single- | 0 0 0 0 18 18 0 18
Family
Affordable 5 0 31 0 0 36 12 0
Accessory Units
Garden Duplexes |3 0 9 0 10 22 8 22
4 Industrial Adaptive | 5 0 50 10 15 60 10 0
Reuse Apartments
5 Apartments in 6 0 54 0 12 64 25 0
Mixed-use Bldg
Garden Duplexes |3 4 15 0 4 26 10 0
6 Townhomes for 4 20 4 4 8 40 13 0
Families
TOTALS

Figure 46. Mixed-Income and Ownership Program
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MIXED-USE BUILDING; 25,000 SF
40 FAMILY 26 GARDEN DUPLEXES RETAIL + 64 APARTMENT ON 3 PARKING LOT FOR GATEWAY SIGNAGE FOR
TOWNHOMES UPPER FLOORS RETAIL SPACE NEIGHBORHOOD BRANDING

-
w
w
o
(™=
(%]
=
o
]
=
o

HAMILTON § | !EET

G

Figure 47. McClinton Nunn Site Plan
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Range of Housing Types

choice for both existing public housing residents, new
affordable residents, and new market-rate residents.
The range of housing types proposed is discussed in the
following section. The location of the various phases of
development can be seen on Figure 45.

AFFORDABLE SENIOR BUILDING

The affordable senior building in Phase 1 will provide
high-quality new apartments for senior McClinton Nunn
residents who want to live in a multi-story building, which
was approximately 30% of all participants in the Housing
Preference Workshops. This building will have many
amenities, include some first floor commercial space
planned for a “community kitchen” and café, which will
help promote the many food entrepreneurs within the
neighborhood. Since LIHTC financing has already been
secured, all households will be affordable at 60% AMI.

AFFORDABLE TOWNHOMES

The affordable townhomes in Phase 1 represent

an extension of the recently built townhomes in the
Collingwood Green development. These townhomes
are designed to have separate facades and articulation
of building mass to provide a sense of individuality for
each household, as shown in the image at right. These
townhomes have also received a commitment of LIHTC
financing and will have 100% affordable tenants.

GARDEN DUPLEXES

Garden Duplexes are proposed in Phase 3 and Phase 5.

Many of participants in the Housing Preference Workshops

voiced a preference for low-density housing. Low-density

housing types will be provided through the “garden duplex”
and “townhouse” housing types. The garden duplexes offer

a viable housing option for those who want single-story
living in an attractive, landscaped setting. This housing

HOUSING PLAN

type will be particularly attractive to elderly residents
who want single-story living but do not want to live

in an elevator building. Occupancy in the Garden
Duplexes will not be restricted to elderly residents, but
the existing elderly residents at McClinton Nunn will
have first choice for these units. A photograph of the
exterior character of this type of housing is shown at
right. The units will come in a range of sizes including
studio, one-bedroom, two-bedroom, three-bedroom
units, and four-bedroom units.

The Garden Duplexes are proposed for rental housing
in Phase 4 and affordable ownership housing in
Phase 2. The means of facilitating homeownership of
these units will be to use affordable housing financial
incentives as equity to underwrite the purchase price
so affordable households can afford to purchase. A
1,200 SF unit would cost approximately $240,000

to build (1,200 x $200/SF). Underwriting half the

cost would result in a purchase price of $120,000,
which would have a monthly mortgage payment of
approximately $808. A purchaser making $29,000 per
year, which qualifies as 60% AMI for s single-person
household. A range of underwriting could be used

to make these units affordable to households with a
range of incomes.

ADAPTIVE REUSE APARTMENTS

Garden Duplex Example

Another form of housing that received a high degree of
preference in the Housing Preference Workshops was
residential adaptive reuse in older industrial buildings.
Adaptive reuse of industrial buildings has achieved
success in the Warehouse District for market-rate
development, but this form of housing is not currently
present in the Junction Neighborhood. The proposed
adaptive reuse of the existing building at 359 Hamilton
Street (shown at right) is comprised of multiple
architectural masses, which will lend itself to creating

a variety of apartment layouts and orientations. The
proposed housing will offer a range of apartment sizes
and styles to appeal to a broad cross-section of residents.
Conceptual design of these units is not possible until
LMH has the building under contract and performed due
diligence. A large component of market-rate rental is
proposed for this development and appears feasible given
the positive trend for similar development in the nearby
Warehouse District. This project is planned as Phase 4
development.

OWNERSHIP SINGLE FAMILY WITH

Existing industrial building for adaptive reuse.
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Figure 48. Collingwood Phase IV Senior Building Axonometrics
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ACCESSORY AFFORDABLE UNITS

This housing type represents a new approach to affordable
housing development, which would be applied to Phase 2
and a portion of Phase 3. The core principle behind this
approach is to allow homeowners to receive the financial
incentives for affordable housing that would take the

form of 2 accessory dwellings within or attached to the
primary dwelling, which would be owner-occupied. This
housing type is known as community-based affordable
housing. The financial incentives could come from a range
of sources including LIHTC, Home funds, CDGB, Choice
Implementation, TIF or other federal, state and local
incentive programs. This approach has been presented

to staff members of the HUD Choice Neighborhoods
Program and has received positive feedback. The essential
elements of this approach are as follows:

A. The affordable units will be owned by private
individuals.

B. The buildings will have the appearance of single-
family dwellings.

C. The dwellings will be comprised of an owner-
occupied dwelling that is not income-restricted and
two accessory dwellings located in the same building
that are income-restricted affordable housing units.

D. Applicable affordable housing finance incentives
will be used to underwrite/subsidize the cost of
the affordable units. No affordable housing finance
funds will be used to pay any portion of the cost of
the unrestricted owner-occupied unit.

E. Binding restrictive covenants that run with the
land will require that the affordable units be operated
and maintained in a manner that fulfills all of the
requirements of the affordable financing funds. LMH
will have legal standing to enforce the covenants.

F. The purchase contract will designate LMH as the
exclusive rental agent to place income-qualified
tenants in the affordable units, with some discretion
provided to the homeowner in terms of tenant
selection.

G. LMH will assign project-based vouchers the

HOUSING PLAN

affordable units.

H. The homeowner will receive the rent from the
affordable units based on fair market rent.

I. Equity from the purchasers/homeowners will
fund a portion of the construction of the
affordable housing units and all of the cost
of the non-income restricted owner-occupied
dwelling.

J. The covenants will require that residential
mortgages be used to purchase the properties,
which require owner-occupancy.

This approach would require no more public subsidy
than conventional affordable rental housing, and
potentially less. The 9% LIHTC program is designed

to provide an equity subsidy of 70% of the cost of
development, allowing rental projects to achieve
positive cash flow with the tenants paying 30% of their
income to the operator/manager. With this approach,
the subsidy goes to the homeowner/purchaser and
would serve as equity for the mortgage with the rent
from the affordable units offsetting reducing the
effective mortgage payments, making the purchase

of the property more affordable. An example of how
affordable financial incentives could work to make this
form of housing attractive to homeowners within the
community is shown on Figure 49, which is based on
using Choice Implementation funds as the source for
underwriting the affordable housing units. Another
inducement for the purchase of this type of housing

is the long-term financial performance, which is far
superior to that of owning a conventional single family
home.

There are a number of special documents needed

to facilitate this form of mixed-income housing, all
of which will be formulated in advance of applying
for affordable financing funds. An example of the
design of this type of housing is shown below.

Since the Junction Neighborhood has historically
been single family neighborhood, it makes sense to
include mixed-income housing that is single family in
character and aligns with the community’s heritage.
Figure 50 illustrates the proposed site plan for Phase

2 redevelopment, which is comprised of market-rate single
family dwellings with two affordable accessory units.

Example of ownership housing type with affordable
accessory units.
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EFFECTIVE MONTHLY COST OF COMMUNITY-BASED AFFORDABLE HOUSING USING CHOICE IMPLEMENTATION FUNDS

Figure 49. Financial Incentives

Figure 50; Site Plan for anersi with Af

oy
fordable Accessory Unit Site
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Toledo, Ohio
Monthy
Morigage; 30
Year Fixed Assessed
Unit Cost Choice Grant @7.25% Value; 40% Annual | TIF Incentive, Other Combined
Unit Size | Per Square Subsidy [75% Including PBV | of market Property Computed Subsidies; Unit
Unit Type 5q. Ft Foot Cost of Cost) Cost Balance Taxes Rent value Tax Rate Taxes hi i besidi
Cwrer's Unit 2000 200 5400,000 5400,000 53,215.67 5160,000] 50.0365 55,840 548667
Apt. #1; 1 BR B850 175 5113750 385,313 528,438 5195.00| S658 NA NA& NA WA 5150 51397
Apt. #2; 2 BR 900 175 $157,500 $118,125 $39,375 $272.00| S84 NA NA NA NA 5200 $1,872
Total Monthly
Total Mortgage $3,684| Subsidy $3,269
Effective Monthly Mortgage $1,325| Maonthly income of 54,000 (548,000 annual) needed to qualify for a mortgage.
Meonthly Income of 59,648 ($115,776 annual) needed to qualify for a standard
Mortgage Conventional Single Family Home $3,216| 5400.000 SF house.




APARTMENTS IN MIXED-USE
BUILDINGS

This housing type comprises 64 units of the housing
program and is planned as a component of Phase

5 development. This proportion of units is roughly

in proportion to the preference shown the Housing
Preference Workshops. Should demand for units in this
building be greater, due to choices by existing residents or
market-rate renters, the number of units could be expanded
by adding another floor. The building is proposed to have
three stories of apartments above ground floor retail
space. The retail space could project in front of the
residential component to increase its prominence. These
apartments will have studio, one-bedroom, two-bedroom,
and three-bedroom units. The exterior architecture should
be striking to serve as a gateway feature for the eastern
entrance into the neighborhood.

The mixed-use development will include a robust program
of amenities, aside from the ground floor retail uses.
These will support public housing residents. An LMH
office for a resident service coordinator would be located
in the building. In the Housing Preference Workshops,
approximately 30% of respondents indicated a preference
for living in a mixed-use building. Furthermore, in
workshops for the Neighborhood Plan, many participants
indicated that bringing a small grocery store or drug store

Mixed-Use Development Examples
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to the neighborhood is a key element of improving
the quality of life. The 25,000 floor plate would
accommodate these uses and LMH has committed to
reaching out to potential store operators to fulfill this
objective.

FAMILY TOWNHOMES

The last component of housing development is
proposed as family townhomes in Phase 6, which is
the western portion of the existing McClinton Nunn
property. The townhouse housing type offers the
potential for a range of layouts and architectural styles
within the program. Examples of townhome design
that show the type of exterior appearance envisioned
are shown at right. Architectural styles can, and
should, vary to appeal to a broad cross-section of
people, including more traditional and contemporary
styles.

An important design consideration is building
individuality into the units. Typically, public housing
is defined by applying the same exterior designs to all
units in the development. This leads to the perception
of the development as a “project”, regardless of how
attractive the design is. The design of townhomes in
the redeveloped McClinton Nunn site will incorporate
design variety to eliminate the “project” stigma and
offer a sense of individual identity for residents.

Townhomes can accommodate a wide range of
household sizes, and the townhomes in this program
will be used to accommodate the largest families.
The existing family units at McClinton Nunn include
40 three-bedroom units, 20 four-bedroom units and 18

five-bedroom units. The family townhomes will include

a range of bedrooms to accommodate the family sizes
of existing McClinton Nunn residents.
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Townhome Examples
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Replacement
Bedroom Mix

Meeting the housing needs of existing McClinton Nunn
residential is a key consideration of the Housing Plan.
Ensuring that the size and number of bedrooms in the
redevelopment program meets the needs of current
residents is important, and has been incorporated into
the housing program. Figure 51, Replacement Bedroom
Mix, McClinton Nunn Target Housing Site Redevelopment,
demonstrates that the needs of current residential will be
accommodated in the new housing development.
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Description Total Units McClinton Public Housing Replacement units
Nunn
Residents

Efficiency 1 2 3 4 5

Units Bedroom Bedroom Bedroom Bedroom Bedroom
Senior 95 40 25 15
Apartments
Family 40 17 8 9
Townhomes
Ownership Single | 21 0
Family
Affordable 42 12 6 3 3
Accessory Units
Ownership Single | 18 0
Family
Affordable 36 12 6 6
Accessory Units
Garden Duplexes | 22 5 5
Industrial 60 20 10 1 9
Adaptive Re Use
Units
Apartments in 64 22 11 5 6
Mixed-use Bldg.
Garden Duplexes | 26 10 2 2 6
Family 40 13 4 9
Townhomes

TOTALS

Figure 51. Replacement Bedroom Mix, McClinton Nunn Housing Site Redeve\opmejn
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Summary of Target
Housing Site
Redevelopment

The Target Housing Site Redevelopment Program described
in this Housing Plan fulfills many goals. First, this program
responds to the needs and preferences of McClinton Nunn
residents as expressed in multiple forms of community
engagement, including” a) Housing Preference Workshops;
b) Housing Plan visioning sessions; and ¢c) Housing Plan
committee meetings. Clearly, the program of new housing
presented in this Plan has target housing site residents
excited and meets their needs.

Second, the Target Housing Site Redevelopment Program
responds to the goals and objectives of the Choice
Neighborhoods Program as reflected in both the Planning
Grant NOFO and the Implementation Grant NOFO. The
goals and objectives outlined in these documents that are
fulfilled in this Plan include:

+ One-for-one replacement housing. The program
clearly demonstrates that all existing public housing
units will be replaced on the expanded target housing
site.

* Mixed-Income Housing. The program contains

a full range of housing for households of different
incomes. The affordable housing program includes
units at the 30% AMI, 60% AMI, 80% AMI and 120% AMI
income levels. Furthermore, the program includes 88
unrestricted housing units, representing 19% of the 464
total units.

* Homeownership. Promoting homeownership is a
key goal of the Choice Neighborhoods Program. In the
Target Housing Site Redevelopment Program, 61 units
will be placed in homeownership, representing 13% of all
housing units.

HOUSING PLAN

+ De-concentration of Poverty. The de-
concentration of poverty closely correlates with
multiple positive life outcomes for low/mod
households. This goal is fulfilled to a high level in
this Target Housing Site Redevelopment Program.
Only 40.5% of the total number of units will be
occupied by households with incomes of 60%
AMI or less. 46.5% of the units will be occupied
by households within incomes of 80% to 120% of
AMI, reflecting “workforce” households. The 19%
unrestricted units represents a high level of market-
rate households.

The third area of goal fulfillment related to what this
neighborhood needs to become a neighborhood

of choice. The Choice Neighborhoods Program
recognizes that neighborhoods with a high degree of
distress, like the Junction Neighborhood, have market
challenges that must be addressed to fulfill program
goals. This Target Housing Site Redevelopment
Program addresses these challenges in a very
effective manner to advance the local housing

market to bring needed market-rate investment.
Public funding, including Choice Neighborhoods
funds, should serve as catalysts for local market-

rate investment. The strategies of this Housing Plan
are in alignment with those of the People Plan and
Neighborhood Plan to form an effective action agenda
for true neighborhood transformation.

Some initial underwriting of existing home rehabs by
market-rate investors may be necessary. A range of
funding sources is possible including CDBG, tax-
increment financing, Lucas County Land Bank, and
private foundation funds Market-rate housing rehab
activity must be well established before infill new
construction activity can occur due to the higher costs
of new construction. Robust market-rate activity in
the rehabbing of existing homes and the construction
of infill homes is needed to create quality housing
throughout the neighborhood.
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HOUSING PLAN POLICIES

MARKET ANALYSIS

The market analysis performed for this Plan indicates

that there is significant near-term market demand for

rental housing. The analysis, prepared by Randall Gross
Development Economics, identifies near-term demand (next
five years) for rental housing as 83 - 113 affordable units
and 243 market-rate units, which excludes the replacement
existing public housing at McClinton Nunn. The near-term
demand should support the redevelopment of the target
housing site, which will be the initial phase of housing
development.

This Plan includes a series of broad, but very important
housing polices to be observed throughout the course of
neighborhood transformation, as the following describes.

ACCESSIBILITY/ANTI-
DISCRIMINATION

The target housing site redevelopment will be guided by
the following policies:

A. Apartments for LMH residents and market-rate
seniors will exceed accessibility requirements;

B. Mixed-income standards will apply to all age groups
and housing types; and

C. Discrimination-free tenant policies will be
enforced in terms of race, or income.
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REPLACEMENT OF BEDROOMS

The Housing Plan program of development will provide
ample housing of all sizes to replace the public
housing units to be redeveloped. The total number of
units in the redevelopment program for the McClinton
Nunn site is 291, compared to 151 replacement public
housing units needed. Each housing type in the
program will provide units with a range of bedrooms,
except that the senior housing units will have only
studios and one-bedroom units.

ENERGY EFFICIENT,
SUSTAINABLE AND HEALTHY

The strategy for sustainable living includes:
A. Energy efficient design, which will include:

I A mixed-use retail component that will
reduce vehicle trips, encourage walking and
biking, and make development more
self-sufficient.

II. The target housing site will be served by
bike/ped trails along Swan Creek and the
broader neighborhood that connect a trail
system extending throughout central
Toledo, including downtown. This will
promote a healthy lifestyle reducing
dependency on automobile use and will be
more energy efficient.

I1l. A new health clinic will be located within
the new pedestrian shopping district, as
discussed in the People Plan.

B. Energy efficient building standards will be adopted
and applied to the new building design and construction
at the target housing site, with all new buildings meeting
the LEED Silver standard. Performance-based methods,
as opposed to prescriptive methods, allow developers
multiple pathways to achieve the goals of the project
rather than dictating specific material or building
techniques. Additional requirements may be put in place
for the reduction of ambient noise.

ARCHITECTURAL DESIGN

The strategy for the architectural design of new housing
design will respond to characteristics of the neighborhood.
The history/heritage of Junction Neighborhood is a core
strength of the neighborhood and the design of new
housing will connect with this heritage. This design
heritage can be seen in existing buildings of a variety of
industrial buildings, historic stores/shops, and residential
buildings.

At the same time, it is important for transformed
neighborhood to be viewed according to its vision: A
Successful 21st Century Urban Neighborhood. This
requires being current with today’s architectural design.
Thus, the target housing site will be designed with a more
modern character, one that is still warm and inviting, while
still relating to the neighborhood’s existing character.

The layout and siting of buildings will be street-oriented
to create an urban environment, one that is pedestrian-
friendly. The examples of building design presented in this
Housing Plan provide direction for architectural design.
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FINDINGS FROM TECHNICAL
STUDIES

Findings from the key technical studies align with the
direction of the Housing Plan:

A. Environmental. Findings from the Phase | and Phase
Il environmental studies for the McClinton Nunn site
have revealed that no remediation is needed.

B. Historic Preservation. Coordination with the Ohio
SHPO on the McClinton Nunn target housing site
resulted in an agreement to document the existing
housing and to place a historical marker at the site.

C. Market Analysis. The findings from the residential
market study indicated demand for up 113 new
affordable units and up to 243 market-rate units in the

next five years.

This Housing Plan provides a comprehensive “roadmap”
for creating quality housing throughout the neighborhood,
which is an essential component of a neighborhood of
choice. The Plan acknowledges the challenges that
current market conditions present. In response, a viable
strategy for attracting market-rate investment along with an
achievable plan for upgrading deteriorated existing housing
over time.

HOUSING PLAN

UMMARY

This Housing Plan aligns with major strategies of the
People Plan and the Neighborhood Plan to provide
an integrated and holistic path for neighborhood
transformation. This policy alignment includes:

A. Recognizing “housing wealth” as a core
component of “upward economic mobility” for
existing residents.

B. Closing the “learning gap” and strengthening
educational resources as a prerequisite for
attracting market-rate housing.

C. Recognizing that business incubation and
entrepreneurship training will translate into new
homebuyers for the neighborhood.

D. Building off of the Swan Creek Activation
initiative as the basis for much of the anticipated
new market-rate housing for the neighborhood.

E. Proposing major reinvestment in public
infrastructure is a core necessity due to the age
and obsolescence of the existing infrastructure.

F. Understanding that transformation must occur
both from the “inside - out” as well as from the
“outside - in”".
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The Junction Neighborhood Transformation Plan provides
the structure for implementing the shared vision for

the Junction Neighborhood. This Plan demonstrates

that transforming the Junction Neighborhood into a
neighborhood of choice is achievable. Furthermore,
transformation can and will happen if partners and
residents stay committed to realizing the vision.

The Junction Neighborhood has experienced decades

of disinvestment so transformation will require a great
amount of reinvestment. The distress of the neighborhood
has accumulated over time, and it will take time to reverse
it.

The key to transformation is achieving a condition of self-
sustaining market-rate investment. The financial resources
needed to transform the Junction Neighborhood are too
great to rely solely, or primarily, on public-sector funds.
Public-sector funds should be used as initial catalytic
investment to establish positive momentum that will induce
private-sector investment. This is the approach the Plan
takes toward implementation.

While this approach is fundamentally sound, the right
conditions must be in place to make it work.

What makes transformation achievable here are the
positive underlying economic and market dynamics in place
along with the Plan's core strategies that capitalize on
these dynamics. The positive underlying dynamics are:

+ After decades of economic downturn, the Toledo
region is growing once again and will gain jobs and
prosperity.

+ This shift in economics has occurred relatively
recently and Toledo is just beginning to adjust to the type
of urban living people want today.

+  The Downtown and Warehouse District have been

IMPLEMENTATION

the focus of renewed urban investment, both of
which are located immediately east of the Junction
Neighborhood.

+ The Junction Neighborhood is well positioned
to capture spillover investment from the Downtown
and Warehouse district.

+ Toledo lacks a true 21st Century urban
neighborhood. Such neighborhoods are in high
demand in other metropolitan areas. Junction could
be that neighborhood for Toledo.

+ The target housing site is located on the eastern
edge of the neighborhood and is well positioned to
draw investment from the Downtown and Warehouse
District.

The core strategy to capitalize on the positive
underlying dynamics is:

Transform from the inside-out as well
as the outside-in.

This means that, while it is possible to capture
spillover investment from the Downtown and
Warehouse District, effective transformation

also requires incremental improvement of the
neighborhood as a whole. True transformation of
People, Neighborhood and Housing requires a holistic
approach. However, attracting market-rate investment
requires leveraging market forces to best advantage.
The implementation strategy for this Plan combines
both approaches.

The implementation program described in this Chapter
includes those actions and initiatives needed to induce
initial private-sector investment and then realize a
self-sustaining condition of continuing private-sector
investment.

This program is organized into 1) neighborhood-wide
initiatives to promote inside-out improvement, and 2)
target housing site area initiatives to leverage spillover
investment from the Downtown and Warehouse
District.

All of the initiatives in the Implementation Program are
proposed to be completed within ten years.

L NN
Basic improvements are needed on many streets to
advance transformation such as curbs, gutters, street
trees and street lights.

Alleys should be a part of a 21st Century urban
neighborhood. Alleys eliminate the need for driveways
on the street, making the streets more pedestrian-
friendly. Alleys are where unsightly utility poles should be
relocated to improve the appearance of housing and the
neighborhood as a whole.
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FUNDING SOURGES

The City, LMH, and Plan Partners have access to a range
of funding sources. These sources of funding change over
the course of time. Five years ago, ARPA funds did not
exist. Now they are being used to fund many neighborhood
improvement initiatives. Funding sources such as CDBG,
HOME funds, Section 108 funds, and City General Fund
dollars are all options for funding the initiatives in the
Implementation Program.

The City of Toledo has a local funding source for road/
right-of-way improvements known as “The %% Tax".

This is a tax passed by voter referendum that places

a %% surcharge onto the city income tax to fund road
improvements. This is a funding source that can be

used to make improvements to streets in the Junction
Neighborhood. Funds have been allocated to make street
improvements on Hawley Street and Division Street in 2023
and 2024. However, the program will expire in 2025 unless
voters act to extend it.

One local source of funding the City of Toledo is willing to
consider is tax-increment financing (TIF). The Junction
Neighborhood does not have a TIF district and TIF districts
are not as widely used in Ohio as in other states due to an
alternative incentive called Community Reinvestment Areas
(CRA). CRAs provide tax abatement for improvements
made to property. This removes the disincentive for
making improvements to property, which is higher property
taxes. CRAs and TIF districts are not compatible. One or
other is used as an incentive for a given area.
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Figure 52. Junction Investment Tools

CRAs do not function like TIF districts. Ina TIF
district, area-wide incremental property tax revenue
can be concentrated to provide underwriting for
new development in market-challenged areas.

This provides funding to make new, market-rate
development possible.

In the many years that a CRA has been in place in

the Junction Neighborhood, virtually no market-rate
development has occurred. Establishing a TIF district
could change that. While affordable housing creates
little or no TIF increment, market-rate development
does.

The program for target housing site redevelopment
calls for 50 market-rate rental units out of 291 total
units. If these market-rate units were 1,250 square
feet in size and were assessed at a construction cost
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rate of $150/square foot, the annual incremental revenue
generated at the current residential tax rate of $.0745
would be approximately $700,000 per year. Similarly, the
20,000 square feet of retail space proposed at the target
housing site would generate an additional $232,000 of
annual incremental revenue. Given that attracting market-
rate investment is a key goal of the Plan, and funding

is needed to finance the neighborhood improvements
required to improve the neighborhood to attract market-rate
investment, establishing a TIF is proposed as a key source
of future funding.
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KEY INITIATIVES

The matrix below provides a comprehensive summary of the initiatives proposed and how they are to be implemented. Figure 53, which follows the matrix, provides a graphic
depiction of these initiatives.

CATEGORY | PROJECT NAME | DESCRIPTION IMPLEMENTORS TIMELINE PRIORITY/PHASING

Neighborhood/

People

Food Incubator

The creation of a space for food
entrepreneurs to test their business ideas
and learn operations of a brick-and-mortar

space.

Short. the food incubator will be
developed as part of Collingwood

Phase V

High Priority. Developing neighborhood
grown businesses that serve Junction is
an important element of wealth building

goals and neighborhood transformation.

Housing/People

Housing Rehab for
Affordable Home

Ownership

Rehabbing blighted/vacant housing in
Junction for affordable homeownership

opportunities.

LHSC and The Tabernacle have
separate programs to rehab

housing for home ownership.

Short. LHSC already has a program
in operation that they will work to
scale up. Tabernacle is developing

their program to launch next year.

High Priority. Homeownership is an
important aspect of wealth building
proposals. The rehabilitation of existing
housing is a cost-effective way to bring

more housing opportunities to Junction.

People/
Neighborhood

New Business

Development

Connecting Junction residents to existing
business support services such as fagade
grants, business planning services, and

other programs.

The City of Toledo will lead the

effort and provide some of the

programming. Junction Coalition,

Pathway, Assets Toledo, EDCI

will provide programming.

Short. Much of the programming
is already in place it is a matter of
coordinating outreach to residents

and service providers.

High Priority. Developing neighborhood
grown businesses that serve Junction is
an important element of wealth building

goals and neighborhood transformation.

Neighborhood

Nebraska Avenue
Multi-Modal

Corridor

Transforming Nebraska Avenue into a
walkable, multi-modal corridor to become a

“main street” in Junction.

The City of Toledo will lead
the effort by initiating a study
and design for the corridor.
TARTA will support the effort
through evaluating potential

enhancements to bus service.

Medium. The corridor needs
additional study and design
work before the project can be

implemented.

Medium Priority. The transformation
of Nebraska Avenue is a key element
of vision to provide more commercial
spaces and make Junction attractive to

new residents.

IMPLEMENTATION
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CATEGORY | PROJECT NAME | DESCRIPTION

IMPLEMENTORS

TIMELINE

PRIORITY/PHASING

Neighborhood | Key Street Improvements to neighborhood streets The City of Toledo is leading Ongoing. The City of Toledo has High Priority. Quality and safe

Enhancements including sidewalk, repaving where needed, | the effort to enhance street already begun repaving efforts in infrastructure is important to existing
street tree planting, curb and gutter infrastructure. Additional support | the Junction Neighborhood with residents of the Junction Neighborhood
installation, and improved pedestrian for street planting is provided by | additional road work identified in the | as well as the backbone of creating
crossings. Priority is given to the streets the Junction Coalition. Capital Improvement Plan. These a an attractive place to come for new
with the most traffic though ultimately all project sometimes include sidewalk | residents and businesses.
neighborhood streets need attention. and crosswalk improvement though

this has not been consistent.

Neighborhood | Nodes of Retail Creating nodes of retail along Nebraska The City of Toledo will lead the Long. Before the nodes, with the Low Priority. This goal is lower priority
Avenue is a key element of the infrastructure improvements and | exception of Collingwood Blvd, can | due to the need for other projects
neighborhood vision. Three nodes are provide existing property owners | be realized the infrastructure and (Nebraska Avenue redesign, and
proposed at Nebraska Avenue intersections | opportunities for support to businesses to fill the space must be | neighborhood business development)
with Detroit Avenue, Hawley Avenue, and rehab their buildings. LMH has developed. to be completed or underway before
Collingwood Boulevard. Some nodes have | a lead role in the development this project can truly be successful and
existing buildings that could be rehabbed of the Collingwood Blvd Node achieve neighborhood goals.
while other present the opportunity for as part of Collingwood Green
new development and potential mixed-use | Phase V.
affordable housing opportunities.

Neighborhood | Swan Creek Village | Swan Creek Village is a largely market-rate | Private Sector developers will Long. This project relies on the Low Priority. This is a long-term
housing proposal that seeks to leverage lead this project, driven by completion of the Swan Creek project that leverages neighborhood
the transformation of Swan Creek into a market forces. Activation project before it can transformation to bring market
desirable amenity. The investment in Swan begin. Once that project is complete, | investment. It is the result of successful
Creek will make the nearby area appealing development will likely take place neighborhood transformation versus
for homeowners looking for a unique over multiple phases. being an important element of achieving
living experience with access to natural the desired transformation.
amenities.
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CATEGORY | PROJECT NAME | DESCRIPTION

The 6-Block Initiative originated | the
Junction Neighborhood Plan. Through the
6-Block Initiative 15 new houses will be

built for affordable ownership.

IMPLEMENTORS

Maumee Valley Habitat for
Humanity is leading the

construction of the houses.

TIMELINE

Short. It is anticipated that this
initiative will be completed over the

next three years.

PRIORITY/PHASING

High Priority. Homeownership is a key
element to the wealth building initiative.
Bringing new housing opportunities to
Junction is also an important element of

achieving the neighborhood vision.

Junction Street is an especially important
historic and cultural asset. It provided

a home to many local businesses and
community uses, and the name of the
neighborhood comes from this street.
Enhancement of this street through building
rehab, conversion to residential uses,
streetscape improvements and interpretive
programming to highlight the importance
of this area will be pursued to elevate this

resource in the neighborhood.

The City of Toledo and Junction
Coalition will lead this project.
The City of Toledo will oversee
the built environment and offers
resources that can support
building improvements. Junction
Coalition will oversee the
development of programming
and help connect business and
property owners on the corridor

to supportive services.

Medium. A design process is
needed to create a streetscape
improvement plan for the corridor.
There will also need to be additional
engagement and research needed
to develop and establish the
interpretive programming for the

corridor.

Medium Priority. This project is
important to the preservation of the
Junction Neighborhood history and key
cultural elements. It will help continue
and enhance the sense of place the
Junction Neighborhood has even as new
residents and investment is brought to

the neighborhood.

Neighborhood | 6-Block Initiative

Neighborhood | Junction Street
Heritage District

Neighborhood | Swan Creek
Activation

Swan Creek is an under-utilized asset that
presents great opportunity for the Junction
Neighborhood. Transforming Swan Creek
into a destination with amenities, good
design, and a non-motorized connection
between Junction and Downtown will make
the area attractive to private investors and
create a high-quality public resource for

residents.

The City of Toledo will lead this
project. Currently City staff are
leading the charge in a grant
application to help fund the
planning and design process
for a shared-use path along
Swan Creek to connect to the

Riverwalk.

Medium. Additional funding and
design work is needed before the

project can be realized.

High Priority. This project is a high
priority. It has garnered excitement from
residents and stakeholders alike and
will have a direct impact on the ability to

achieve market rate housing goals.

IMPLEMENTATION
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CATEGORY | PROJECT NAME | DESCRIPTION

Neighborhood

Gateway

Improvements

Gateway treatments at key entry points
into the Junction Neighborhood will help
upgrade the image of the area. Entry
points to Junction are generally defined
by bridges and underpasses with highway,
rail, and Swan Creek defining much of

the neighborhood boundaries. Gateway
improvement includes blight elimination,
landscaping, signage. Attractive gateways
may take the form of compatible new

development or public art.

IMPLEMENTORS

LMH is already working on
gateways through improvements
to the Hawley Street underpass

as an Early Action Project.

TIMELINE

Medium. For some gateway projects
the timeline is short as they are
focused on landscaping and public
art. For more intense gateway
projects, it will take time to get

the proper permissions and, if new
development is part of the project,

to develop the site.

PRIORITY/PHASING

Low Priority. Improving the image and
reflecting the culture and history of the

neighborhood is important to residents.

Neighborhood

Art Tatum Zone

Art Tatum is famous Jazz Musician

who lived and worked in the Junction
Neighborhood. To honor Art Tatum's legacy
partners will create the Art Tatum Zone.
This will be a campus centered around
the restoration of Art Tatum’s home which
will serve as a museum. The Art Tatum
Zone will also include performance space,
recording studios, classrooms, retail,
community space, outdoor event space,
and a creative business incubator with

studio and office space.

The Tabernacle is spear heading
this initiative. LHSC is supporting
the renovation of houses around
Art Tatum’s home in support of

the project.

Long. The creation of the Art Tatum
Zone is a multi-phase project that

will take time to fully implement.

Medium Priority. Like the Junction
Heritage District, preservation of
neighborhood history and culture

is important to Junction residents.
Additionally, this initiative supports
neighborhood goals of bringing more

businesses into Junction.
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CATEGORY | PROJECT NAME | DESCRIPTION IMPLEMENTORS TIMELINE PRIORITY/PHASING

Housing Target Housing Site | The McClinton Nunn target housing site, LMH is leading the Long. The redevelopment of High Priority. The redevelopment of
Implementation and the surrounding area, is strategically redevelopment of the target McClinton-Nunn will be a multi- McClinton-Nunn Homes is a high priority
important to neighborhood transformation. | housing site. phase, multi-year project. and key element of achieving a mixed
The redevelopment of McClinton-Nunn income neighborhood.

Homes will provide mixed-income housing
in a variety of highly desirable housing
types. The strategy for doing this will be
via a sequence of private and public sector

investments.

Example of a gateway treatment. Example of amplifying culture and place Example of modern townhomes.

through public art.
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Figure 53. Neighborhood-Wide Initiatives
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TARGET HOUSING SITE
AREA IMPLEMENTATION

The McClinton Nunn target housing site, and the
surrounding area, is strategically important to
neighborhood transformation as a whole. This area forms
the seam between the Junction Neighborhood, Downtown
Toledo, and the Warehouse District. Redevelopment plans
for this must be done in a manner that draws spillover
market-rate investment from the Downtown and Warehouse
District into the Junction Neighborhood. The strategy for
doing this will be via a sequence of private and public-
sector investments represented in Figure 54.

Figure 54 illustrates a coordinated set of initiatives
designed to improve the eastern portion of the Junction
Neighborhood in a way that forms a strong connection
to the Downtown and Warehouse District. The intent is
that edge between the neighborhood and the Downtown
becomes a hinge connecting the two areas rather than

DEVELOPER PARTNER

a barrier. People living in the eastern portion of the
Junction Neighborhood should feel like the Downtown
and Warehouse District is part of their “amenity
package.” In this way, market-rate investment will be
brought over to the Junction Neighborhood.

Ten initiatives are identified within the Greater

Target Housing Site Implementation Initiatives
program. Some of these initiatives overlap with

the Neighborhood - Wide Initiatives since they are
important to both the broader neighborhood and the
greater target housing site. The ten initiatives are
numbered on Figure 55 and are categorized in terms of
short, medium and longer-term initiatives.

JUNCTION-MCCLIN-

2024

Target Housing Project
Phasing Developed

PHASE | DEVELOPMENT

TARGET HOUSING
SITE DESIGN

PRELIMINARY

COSTS AND
BUDGET

Target Housing Site
Project Design Begins

Figure 54. Target Housing Site Phase | Development, Preliminary Timeline
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Figure 55, Sequencing of Target Housing Site Area
Improvements, depicts both the housing redevelopment
projects and the collateral public investments in
infrastructure and public improvements proposed for

the greater target housing site redevelopment area.

Items 1 - 8 are initiatives to be done by public-sector
stakeholders. Items 1 - 4 have funding lined up or have

a clear path to needed funding. Some other items, such
as #7 City Park Avenue Enhancement, will be achieved
through Early Action Funds. Funding for Item #6, Swan
Creek Activation, has been discussed and there exists a
path for funding. Item #8, Nebraska Avenue Multi-Modal
Improvement, could represent a funding challenge, which is
why it has a longer lead time. Items #9 and #10 represent
the first major private-sector investment programmed for
the neighborhood. This new investment is not expected
to occur until all of the public-sector improvements

are substantially made. Implementing the Swan Creek

Activation project is the single most important public
improvement to inducing private-sector development.

This Chapter defines a viable path toward neighborhood
transformation, one that is based on a logical sequence of
initiatives. The core strategy relates to positive underlying
dynamics within the Toledo metropolitan area. The

vision of transforming the Junction Neighborhood into a
successful 21st Century urban neighborhood is one that
has played out in many other cities across the country.

PARTNER COOPERATION

It is important to note that key partners in the Junction
Choice Neighborhood Plan are already in alignment on
some of the major initiatives of the Plan. For example, the
downtown nonprofit organization ConnecToledo is moving
to advance the Swan Creek Activation initiative within

the Downtown and Warehouse District. Metroparks has
participated in Neighborhood Plan Committee meetings for
the Junction Choice Neighborhoods Plan and has indicated
interest in becoming the primary driver of the Swan Creek
Activation initiative, provided there is sustained community
interest. Since the Swan Creek Activation initiative is only
beneficial if the improvement is continuous and connects
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Figure 55. Sequencing of Target Housing Site Area Improvements

the Junction Neighborhood to the Downtown, this early
alignment of interests is important.

Similarly, the City of Toledo is supportive of all

aspects of the Plan, but recognizes that it has primary
responsibility for infrastructure and transportation
initiatives. The City has suggested forming a
committee comprised of community stakeholders and
senior City staff to formulate a five to ten-year capital
improvement plan for the Junction Neighborhood. This
would identify specific funding streams for specific
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initiatives. Preliminary discussions with the City suggest
that funding requests made 2 - 4 years out generally
have a high probability of receiving State funding from
0-DOT and other state agencies. Establishing a capital
improvement plan for the Junction Neighborhood would
formalize the commitment of the City and its funding
capacity to make the public-sector investments needed to
drive transformation.
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IMPLEMENTATION SUMMARY

The Junction Neighborhood is well positioned to become
the near-downtown neighborhood of choice for Toledo.
The Implementation Program presented here will guide
transformation so that it benefits existing residents while
allowing new residents to become part of the Junction
Community.

This Implementation Program proposes upfront public-
sector investment to make the quality-of-life improvements
that will induce market-rate investment over time. The goal
is to create self-sustaining market-rate activity that will
lead to the eventual rehabbing of all deteriorated housing
and the building of new homes on all the vacant lots. This
may take 20 -30 years, but once the neighborhood becomes
viable for private investment, the process will be self-
sustaining.

The Junction Choice Transformation Plan represents

the collective vision of the community and a blueprint

for action. It will be used as a marketing tool for
communicating this vision and specific strategies to
community members, potential funders, and other partners.
While this occurs, partners and programs will be in place

to ensure that the needs of existing residents are being
met and that they participate in the fruits of successful
neighborhood transformation.

IMPLEMENTATION
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