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EXECUTIVE
SUMMARY
EXECUTIVE SUMMARY
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The Junction 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 Junction Choice Neighborhoods 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.

and has used this relationship to infuse the
planning process with meaningful resident
participation.
A key component to transforming Junction
Neighborhood into a neighborhood of choice
will be creating a mixed-income community.
There is shared support for this among
LMH 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.
In order 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 Swann Creek,
which should be attractive locations for marketrate 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 levering the
major trend in urban reinvestment in the adjacent
Downtown and Warehouse District to draw
needed private-sector investment.

The Junction Choice Neighborhood 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
are the most important partner. Junction
residents are engaged in the process and
providing the best insights into what proposals
would be meaningful and beneficial for the
neighborhood. The Junction Coalition has deep
connections to the community and its residents
1

Figure 1. Atracting Investment In To Junction
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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.

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.

The poverty rate in the Junction Neighborhood
is 46%. Residents face barriers to upward
economic mobility including limited access to
services and limited options for transportation to
jobs.

TRANSPORTATION.

DETERIORATED INFRASTRUCTURE.

LACK OF STORES.

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

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

3

Collingwood Green, shown against the backdrop of Downtown Toledo.

COLLINGWOOD GREEN.

LMH’s new Collingwood Green 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.

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.

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.
JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

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 recognizes that the
Junction Neighborhood needs to leverage its
proximity to the Downtown and Warehouse
District to enhance its lifestyle and appeal. By
strengthening connections to the east, the
assets of the Downtown and Warehouse District
become part of the lifestyle of the Junction
Neighborhood. The Junction Neighborhood can
become a predominantly single-family urban
neighborhood that is located within a short bike
ride or a half hour walk to the most interesting
attractions in the Toledo region.

Existing Swan Creek could be turned into an attraction supporting a range of activities within close proximity of the Downtown and Warehouse District.

Key themes consistent with this vision
include:

DIVERSITY.

Part of the appeal and interest of successful
urban neighborhoods is the diversity of its
residents. Interacting with different kinds
of people is interesting to today’s urban
dwellers.

MIXED-INCOME.

Related to diversity is being a mixed-income
community. People of all incomes will live in
the Junction Neighborhood due to its lifestyle,
range of assets and housing options.
EXECUTIVE SUMMARY

VISUAL QUALITY.

The visual quality of the Junction Neighborhood
will be high. This will include architecture, urban
design, infrastructure and public facilities

RANGE OF HOUSING.

A successful 21st Century urban neighborhood
will have a range of housing types to appeal to
a diverse set of residents. While predominantly
single family, other housing types will be part
of the mix including, mixed-use apartments,
townhouses, and lofts in rehabbed in industrial
buildings.
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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.

OPPORTUNITY.

The new Mott Branch Library is an example of high-quality design.

A successful 21st Century urban neighborhood
will have services and assets that help residents
lead successful lives. Given its near-Downtown
location, the Junction Neighborhood will be in
close proximity 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.

5
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KEY PROPOSALS
The Plan’s key proposals align with the Vision
and opportunities to chart a course for the
transformation of the Junction Neighborhood.
These include:

People
Proposals
A. Supporting existing businesses, including
home-based businesses;

OUTREACH AND COMMUNICATION IS CENTRAL TO PEOPLE PROPOSALS

B. Recognizing the importance of
housing wealth and promoting more
homeownership;
C. Establishing a community kitchen to allow
local food businesses to grow and expand;
D. Bringing more educational resources to
students who need them to close the
“learning gap”;
E. Offering neighborhood real estate
investment trusts (NREITs) to allow
residents to participate in local
development projects, including affordable
housing; and
F. Training local residents to become
construction contractors on new housing
developments.
EXECUTIVE SUMMARY

A COMMUNITY KITCHEN
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Neighborhood
Proposals
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 multimodal transportation facility to give people
the choice of moving by car, bike, bus or
walking;

Figure 2. Swan Creek Multi-Use Trail Over Water Rendering

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.

Figure 3. Swan Creek Activation Plan
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Housing
Proposals
A. Make all new housing development mixedincome developments.
B. Prevent displacement of low- to moderate
income residents by creating 825 units of
income-restricted rental housing over time;

SMALL HOUSES ARE INCLUDED
PROPOSED ADAPTIVE REUSE BUILDING

C. Help low- to moderate-income homeowners
to stay in their homes by providing financial
assistance for rehabbing their houses;
D. Transform the McClinton Nunn target
housing site into an attractive mixedincome 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
for multi-family residential, including new
affordable housing;

SWAN CREEK VILLAGE

BUCKINGHAM STREET ADAPTIVE REUSE

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

INFILL SINGLE-FAMILY
MIXED-USE BUILDING

EXECUTIVE SUMMARY
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PLANNING
PROCESS
9
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PROJECT TEAM
The Junction McClinton Nunn Choice
Neighborhood Plan (Plan) is the result of the
collaborative effort from many partners, including
but not limited to Lucas Metropolitan Housing
(LMH) and the City of Toledo (City) as co-lead,
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.

LUCAS METROPOLITAN
HOUSING (LEAD)

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.

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

PLANNING PROCESS

Lucas Metropolitan Housing 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 (CO-LEAD)

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.

JUNCTION COALITION (PLANNING
PARTNER)

Junction Coalition mission is providing a viable
voice to our neighbors and cultivating healthy
relationships in order 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

• Toledo Public Schools

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. Residents
were paid stipends based on the engagement
they were able to generate in various stages of
the planning process.

• Center of Hope

PLANNING PARTNERS

• National Alliance on Mental Illness
Toledo

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
11

• The Lucas County Land Bank
• Habitat for Humanity
• Lucas County Board of Commissioners
• Area Office on Aging
• Youth Advocate Program

• 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 of McClinton Nunn and the
Junction Neighborhood were also valuable
and active partners in developing this plan.
Residents dedicated their time and energy
to provide the planning team with thoughtful
feedback throughout the planning process.
JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

EXISTING CONDITIONS
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

KEY MOMENTS

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.

2021

VIRTUAL KICK-OFF EVENTS
HUD and the Target Housing Site
Student logo design competition
MARCH

Multimedia presentations were made about
the 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

FOCUS GROUPS AND SURVEYING
Target Housing Site and Neighborhood
Resident Needs Assessment

Community Celebration and Outreach Event

JUNE

SEPTEMBER

APRIL

Key person interviews conducted
Service providers interviewed

JULY

WORKSHOPS HELD

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

NOVEMBER

Community Visioning Workshops
Working Groups
Seven groups met at least three times each
Early Action Committee meetings begin

Figure 4. Planning Process Timeline

PLANNING PROCESS
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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.

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.

2022
DECEMBER

Working Group Appreciation Dinner
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F. There should be improvedsupport services
are provided to help all residents succeed.

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

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.

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.

PLAN COMMITTEE MEETINGS

CELEBRATION AND EARLY ACTION PROJECT

All three Committees each meet three times

Early Action Survey refines project proposals
Ongoing communication with surrounding neighborhood groups and organizations

MARCH

SUMMER & FALL
JUNE

DRAFT PLAN SUBMITTED
Community Review

JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

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. In
addition, a group of residents and plan partners
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 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.

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.

PLANNING PROCESS
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STRATEGY DEVELOPMENT
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. The process involved
working groups and several months of People,
Housing and Neighborhood Plan committee
meetings that involved stakeholders and
residents of both John Graham Homes 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
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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 (see page _ for initiative
description) 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, to
perform more housing rehabs in
Junction and broaden the income range
of households served by this program.

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.

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.
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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
B. Transportation
C. Education -Human Development
D. Workforce Development
E. Economic Development
F. 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.

PLANNING PROCESS

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:
A. Engage youth and achieve their buy-in.

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:

B. Build capacity of residents.

A. Neighborhood

C. Have benefits that extend beyond
December 2022.

B. Housing

D. Build upon existing initiatives and
potentially leverage new ones.
E. Build trust in community leaders and
between residents.

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

F. Incorporate data-driven and evidencebased 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.
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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.

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.

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.

Junction in relation to Downtown Toledo

McClinton Nunn

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

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
Mott Library

EXISTING CONDITIONS
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JUNCTION NEIGHBORHOOD

Figure 5. Junction Map
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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 was loosely known
as “Pinewood” during the mid 20th Century
and was home to a sizeable African American
community during that time. West of City Park,
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). It is 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 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.1
Along with residential development, early
commercial development also began to
take shape after 1875, with Dorr Street
and Nebraska Avenue being the primary

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.

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.

1. 1880 Census Enumeration data, retrieved from Ancestry.com
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RACE/ETHNICITY OF JUNCTION NEIGHBORHOOD, 1880 and 19001
1880

1990

German

42.1%

German

34.2%

Irish

23.9%

Polish

16.8%

English

3.4%

Irish

10.1%

Swiss

3.4%

Canadian

3.2%

Polsih

3.4%

English

3.0%

Canadian

2.6%

African-American

2.0%

African-American

1.6%

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
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Though it would not be until World War I 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 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, 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).
JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

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.

Black population of Pinewood Area, 1900 and 1930. Numbers indicate percentage black/”mulatto”(mixed) population.
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 1930.1

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
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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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

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 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
22

City Park 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 blackowned 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
23

JUNCTION NEIGHBORHOOD AREA: POPULATION CHANGES, 1940-20101
Census Tract

1940

1950

1960 1970 1980 1990 2000 2010

Change 1940-2010

Change 1980-2010

32

5193

4546

3715

3639

3036

2383

1934

1412

-72.8%

-33.2%

33

6521

6962

6279

4590

3420

2587

2243

1701

-73.9%

-50.9%

34*

6557

7367

5797

2802

1379

1152

738

775

-88.2%

-81.3%

35

4902

4308

3273

3174

2785

2273

2014

1529

-68.8%

-35.4%

36

6124

5877

5905

5016

3854

2918

2156

1666

-72.8%

-34.4%

37*

3957

4649

3672

1596

1703

795

1588

1409

-64.4%

-63.4%

Total

35194

31247

30601

22787

18157

14098 12673 10502

-70.2%

-41.9%

Figure 7. Junction Population 1940-2010
1. Census Block data, 1940-2010.

1000 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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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. 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
EXISTING CONDITIONS

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.
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JUNCTION TODAY
VACANCY

Figure 8. Map from the 2018 Junction Master Plan. The Lucas County Land Bank will be releasing an updated structure condition report in the summer of
2022.
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Today the Junction Neighborhood is facing the
consequences of previous government policy
and disinvestment. Approximately 21% of land
in the Junction Choice Neighborhood is vacant.
This does not include vacant buildings that are
also abundant 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 recently received
investment to become Junction Park.
JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

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 in order 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 multiuse path, pedestrian improvements to the bridge
over I-75, and transit improvements.
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.
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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, affordable, healthy foods is an important
aspect of improving residents’ quality of life and
supporting healthy lifestyles.
According to the EPA Environmental
Justice Screening Tool the Junction Choice
Neighborhood should be a focus area for
investment to address environmental disparities
as 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.
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, a series of rain
gardens and bioswales were installed in Junction
27

Food Access

Particulate Matter

Figure 10. EPA Food Access Analysis

Environmental Justice Index

Figure 12. EJ Screen Demographic Index is an analysis
of low income and minority population by census
tract. These demographic factors are specifically listed
by the federal government as indicators to identify
Environmental Justice areas.

Figure 11. EJ Screen Particulate Matter is a measure the
amount of PM 2.5 Particulate Matter levels in the air by
cubic meter. Particulate Matter can come from sources
such as factories, vehicles, and construction sites. PM
2.5 particulates are finer and more hazardous to an
individual’s health due to the ability to go deep into lungs
and enter the blood stream.

Lead Paint Exposure Risk

Figure 13. EJ Screen Lead Paint is a measure of the
percent of homes built before 1960 when lead paint
was commonly used. High levels of exposure to lead
can cause permanent damage especially to young
children.
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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.
Junction residents are medically underserved
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.

Asthma

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

Heart Disease

Figure 15. EJ Screen Cases of Heart Disease Compared to the State of Ohio
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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
CNI Initiative 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;

Savage Park Splash Pad

C. An exemption from the aggregate
public benefit standards and Public
Service activities are not capped at 15%
in NRSA’s
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. 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.

St. Anthony’s Church

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.

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

REHABBED HOME SALES.

LMH’s nonprofit affiliate, Lucas Housing
Services Corporation, 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”.

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 approx.
$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 has recently submitted for 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
Figure 15. Junction Demogrpahic Data

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 untis
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 homebuyers.
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NEEDS ASSESSMENT
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.
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.
B. 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.

EXISTING CONDITIONS

C. 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.
D. 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%).
E. 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.
II. 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.
III. Access to transportation is the #2 most
important consideration.
IV. Access to jobs is the #3 most important
consideration.
F. 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 mixedincome 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
32

modernization and widespread rehabbing was
necessary and good for the neighborhood.
H. Most residents think single-family homes are
most appropriate in Junction, but there is
interest in higher density development. 65%
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.

Figure 16. Target Housing Site and Neighborhood Needs Assessment Results
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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.

EXISTING CONDITIONS

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.

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.

OFFICE 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.

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

RETAIL 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
34

PEOPLE
PLAN
35

JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

PEOPLE PLAN VISION
The People Plan is an essential component
of transforming Junction because it includes
the strategies and programs needed to ensure
residents can access the benefits of the
neighborhood transformation. The creation of a
neighborhood that supports improved individual
and family life outcomes supports the long-term
vision of creating a mixed income community. To
address the needs of the whole person, proposals
strive to improve health, education, and
workforce development opportunities. While the
public housing residents that live in McClinton
Nunn are the primary focus of these initiatives,
neighborhood residents are expected to benefit
as well. The People Plan strategies and strategic
implementation actions are designed to improve
opportunities for the low and moderate-income
households that call Junction home.

PEOPLE PLAN

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

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. Transformation of the neighborhood is built
on collaboration and engagement.
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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

The goals of the Junction Choice People Plan
are:
A. Create a neighborhood that fosters upward
economic mobility for disadvantaged
populations.
B. Provide public and social services of a
quality to allow residents to fulfill life goals.
C. Eliminate conditions that serve as
obstacles to human development.
D. Provide educational resources that result
in high academic proficiency for students
from economically disadvantaged families.
E. Address the needs identified in the Resident
and Neighborhood Needs Assessments.
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F. Improve the access and convenience
to support services for disadvantaged
populations.
G. Create a safe neighborhood.
H. Promote health and healthy lifestyles.

OUTCOMES

The implementation of the plan is expected
to lead to significantly improved life
outcomes for residents.
A. Mixed-Income Community. A core goal
to the plan is to make the neighborhood
attractive enough to support marketrate housing. It is important that
this investment happen without
displacement of households with lowto moderate-income. The realization
of a mixed-income community is to be
achieved through:
I. Upward economic mobility of existing
residents
II. Rehabbing existing housing stock for 		
affordable and market-rate rental and 		
ownership units
III. Building new housing on vacant lots
and land, which will be predominantly
market-rate, but will include an
affordable component

B. Upward Economic Mobility. Increasing 		
wealth and income of existing residents
is a key desired outcome of the Plan.
This will be achieved through a holistic
program of:
I. Improved education for children
II. Adult education
III. Entrepreneurship training
IV. Support for existing businesses and new
business start-ups
V. Support homeownership to create 		
housing wealth
VI. Provide financial literacy training and
help resident manage their money
C. Educational Achievement. Improving
the educational attainment of students
from the Junction neighborhood is a key
outcome of the Plan. Especially students
from McClinton Nunn. This will be
achieved through a program of services
that will support students throughout their
educational careers from early education
through high school graduation.
D. A Safe Neighborhood. A holistic program
of services that treats violence like a
disease will lead to a reduction in gun
violence experienced in the Junction
neighborhood while connecting residents
JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

to wrap around services improving overall
quality of life.
E. Healthy Lifestyles. Improved health should
accrue to all residents, however low-income
residents should benefit more since they
suffer disproportionately from poor access
to food, health services, and recreation
(walking/biking). Improved health will be
achieved through:
I. Improved quality of health services
II. Increased access to recreational
activities including Swan Creek
Activation, outdoor gym equipment, and
improved walkability of the neighborhood
III. Development of a new grocery with fresh
and affordable food and an affordable
pharmacy

METRICS

Metrics are how progress toward desired
outcomes and achievement of the goals are
tracked and measured. The following metrics will
help track progress of the People Plan:
A. Mixed-Income Community. Creating
a mixed-income community requires
achieving upward economic mobility among
existing residents and attracting marketrate housing. The former is addressed
below. The target metric for attracting
market-rate housing is:
I. Attract 100 market-rate rental units within
five years;
II. Attract 50 market-rate rehabs of existing
homes within five years; and
III. Attract 100 new construction ownership
PEOPLE PLAN

units within ten years.
B. Upward Economic Mobility. Upward
economic mobility will be tracked
through various metrics that will show
wealth building and entrepreneurship.
I. There are 30 new homeowners in
Junction in the next 3 years with 20%
coming from McClinton Nunn.
II. Business development will be
measured through:
a. 35 Entrepreneurs complete trainings
and create business plans over the
next 5 years.
b. 5 new businesses are established by
Junction residents in the next 3 years.
c. 5-10 new businesses open in the
Junction neighborhood in the next 3
years.
C. Educational Attainment. The schools
that Junction students attend have low
rates of grade-level reading proficiency.
The following improvements in reading
proficiency should happen in the next 3
to 5 years:
I. Ella P Stewart Academy students’
English language proficiency
increases from 30.8% to 64% in the
next 3 years.
II. Pickett Elementary students’ English
language proficiency increases from
8.3% to 22% in the next 3 years.
III. Scott High School students’ English
language proficiency increases from
-10% to 20% in the next 3 years.
IV. Jones Leadership Academy students’
English language proficiency

increases from 36.4% to 50% in the next
3 years.
V. The Educational Performance of
McClinton Students is :hold for McClinton
Nunn student data
D. A Safe Neighborhood. 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. The target metric is to
reduce the crime rate by 50% over the next
10 years.
E. A Healthy Neighborhood. In order for
residents’ health outcomes to improve
there are changes that need to be made to
the physical environment. The targets for
creating a healthy neighborhood are:
I. Attract an affordable grocery store and
pharmacy in the next 10 years
II. Construct Swan Creek Trail in the next 10
years.
III. Installation of outdoor gym equipment in
the next year.
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PEOPLE PARTNERS
A number of stakeholders will help lead
neighborhood transformation, including:

CITY OF TOLEDO.

The City of Toledo will support entrepreneurship,
business development, and public safety
initiatives. The City will utilize various
funding mechanisms to support the program
development, including Community Development
Block Grant/NRSA funds, American Rescue Plan
Act, general fund and local and regional grant
opportunities.

LUCAS METROPOLITAN HOUSING.

LMH and its nonprofit LHSC will have a leading
role in supporting wealth building activities
through increasing homeownership, supporting
entrepreneurship and business development, and
improving educational attainment for McClinton
Nunn youth. LMH will utilize various funding
sources including CDBG, HOME, and federal grant
opportunities.

THE JUNCTION COALITION.

The Junction Coalition will play a lead role in
a number of Neighborhood Plan initiatives,
including: a) business development and
entrepreneurship; b) educational attainment;
c) connecting residents to resources; and
d) bringing quality affordable Wi-Fi to the
neighborhood.

TOLEDO PUBLIC SCHOOLS.

Toledo Public Schools will play an important
role in achieving educational attainment
goals for Junction students. Administrative
and programmatic support will be needed
in order to create a supportive learning
environment.

ABLE.

ABLE provides legal support for Toledo
residents. ABLE will play a role in helping
residents prevent and recover from predatory
lending.

PATHWAY.

Pathway Inc operates a series of programs
related to workforce training, youth employment,
GED classes, and parenting courses. Pathway
will collaborate with plan partners to increase
connection with neighborhood residents.

COMMUNITY BANKS.

Community banking organizations and credit
unions will support wealth development through
lending products that support homeownership,
business development, personal finance
education, and banking accounts.

CENTER OF HOPE.

The Center of Hope currently provides quality
after school programming targeted to students
that attend schools outside of the neighborhood.
Their innovative program, Elevate, will be
replicated with the goal of serving students from
McClinton Nunn.

THE TABERNACLE.

The Tabernacle is a community church that
is exploring programming to support wealth
building initiatives.
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WEALTH BUILDING
RESIDENTS SAID:
Years of disinvestment and policies of redlining
and urban renewal have led to the deterioration of
Junction Neighborhood, contributing to both the
poor condition of housing and the low value of
property. The transformation of the neighborhood
is expected to result in increased property values
as investment is made in public amenities,
new assets are created, and high-quality
developments are completed. This presents
the opportunity to build household wealth for
Junction residents through homeownership.
A recent study by the National Association
of Realtors Research Group found that the
primary source of family wealth generation is
homeownership. Over the past 30 years the
average sale price of single-family homes has
increased by 4.3% annually with more rapid
appreciation happening in the past 10 years. The
study also found that as home affordability has
declined the distribution of housing wealth has
continued to concentrate in high-income housing
owners while rates of low- and middle-income
homeownership has declined.

PEOPLE PLAN

A series of programs to support low- and
middle-income ownership of homes
and ownership stakes in neighborhood
development is recommended. This is not
only a way to increase household wealth for
Junction residents but also gives residents
the opportunity and tools to financially benefit
from neighborhood transformation.

PROPOSALS

The following initiatives are proposed to
support wealth building among McClinton
Nunn and Junction residents.
A. Increase awareness and participation in
existing homeownership programs for
low- and middle-income households.
B. Create financial and investment
resources for residents.
C. Pilot a Neighborhood Real Estate
Investment Trust.

• 49% of Junction Households are
making less than $25,000 per year.
• 59% of Junction residents are
interested in personal finance
training.
• 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.

D. Increase the opportunity for affordable
homeownership.

40

Increase the Opportunity
for Affordable
Homeownership &
Increase Awareness
and Participation
in Homeownership
Programs.
There are multiple programs in place or that
are about to start that will create opportunities
for affordable home ownership. Lucas Housing
Services Corporation (LHSC) rehabs an average
of 25 homes per year that are sold at affordable
rates with soft second mortgages. Maumee
Valley Habitat is set to begin construction of 15
new affordable homes over the next three years
in Junction as well. Programs such as these
play a significant role in creating affordable
homeownership opportunities and are explored
further in the Housing Plan.
As these opportunities come online it will be
important to connect Junction and McClinton
Nunn residents to these opportunities. Some
residents may be ready to purchase a home while
others may need trainings to prepare them for
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homeownership. The following proposals are
meant to increase awareness of affordable
ownership opportunities, with an aim to
specifically encourage Junction renters to
consider them.
A. Increase awareness and participation
in existing home buying courses and
support programs.
B. Conduct tours of LHSC rehabs so
people can see the quality of homes
available in Junction.
C. Help residents access lending products
that support low- and middle-income
homeownership.

HOME BUYING COURSES AND
SUPPORT PROGRAMS

There are many existing programs that
support homeownership education. The
challenge is connecting residents to
these programs. Targeted outreach and
education is needed to raise awareness and
help individuals determine what program
is the right fit for them. For example,
NeighborWorks offers home buying
courses for first time home buyers. LMH
residents can participate in the Family
Self Sufficiency (FSS) program which puts
extra rent into an escrow to support future
homeownership. The FSS program currently
has 12 participants and the LMH supports
an average of 10 Housing Choice Voucher
homeowners per year.

CONDUCT TOURS

During committee meetings participants shared
that many residents are unaware of the quality of
the homes LHSC rehabilitates. This speaks to the
stigma there may be about the quality of housing
if it is labeled as “affordable”. Conducting tours
for LMH residents of those properties will help
spread awareness of the opportunity to more
families who are low-income. Additionally,
a parade of homes style event will allow not
only low-income families to be introduced to
new ownership opportunities, it will also invite
others from outside of Junction into see the
improvements and quality homes developing in
the neighborhood.

LENDING PRODUCTS

Community Development Financial Institutions
(CDFI) are meant to serve historically
underserved communities like Junction. CDFIs
have a role in creating mortgage programs that
support homeownership in Junction. Many CDFI’s
are participating in programs already in place
however residents of Junction should be engaged
to understand what barriers may be stopping
them from accessing these lending products.

JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

Create Financial and
Investment Resources
for Residents
Only 46% of McClinton Nunn residents reported
having a bank account and only 14% of those
without a bank account would be interested in
opening one. Without a bank account, residents
are not able to build credit and access other
credit and lending products. There is also an
apparent gap in awareness and education
about the importance of banking and money
management, 86% of neighborhood residents
indicated interest in various financial training
courses while only 38% of McClinton Nunn
residents indicated interest. This suggest there
is a need and interest in financial trainings, as
well as targeted outreach to McClinton Nunn
residents in order to generate understanding of
the importance of personal finance management
and credit.
The following proposals aim to increase
education around personal finance and give
residents tools to build credit and wealth.
A. Increase adult participation in existing
financial trainings
B. Increase youth participation and exposure
to financial trainings
C. Create an investment club for Junction
residents.
PEOPLE 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 moderateincome . The Financial Opportunity Center
at Pathway offers services including one-onone financial coaching, financial education
services, and credit building services. LMH
is working with Pathway to embed Financial
Opportunity Center services into Resident
Services operations.

Bank On Toledo programming is offered
through the Toledo 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.

the programs reaching out to adults who are lowincome.

INCREASE YOUTH PARTICIPATION
AND EXPOSURE TO FINANCIAL
TRAININGS

Continuing programs like the Jones Academy
investment accounts for students, and education
about Individual Development Accounts and
other financing accounts will help set students
up for success later in life. Continuing to explore
ways to introduce students to financial literacy
is an important step in improving life outcomes.
Incorporating more financial education
throughout a student’s school career should be
considered with basics of credit, safe lending,
and investment covered.

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.

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
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Pilot a Community Equity
Investment Program
A key goal of this transformation plan is to make
sure that residents of McClinton Nunn and the
Junction Neighborhood as a whole are able
to participate in and benefit from the results.
An approach to supporting resident ownership
of neighborhood transformation is to create
a Community Equity Investment Program.
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 Investment Trust (NREIT) be created
around a LIHTC mixed-income development in
the Junction Neighborhood. The best option
would likely be to target one of the proposed
industrial re-use developments as an opportunity
for residents to invest in a project with a high
probability of success. In order for residents
to buy into the NREIT they 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.

Figure 17. Urban Institute, New Models for Community Shareholding, Community Equity Investment Analysis

The structure of the NREIT should be
determined through community and partner
engagement and a feasibility study. Key
elements that can be incorporated into a
NREIT governance structure are:
• Geographic focus
• Financial eligibility with a focus on
ensuring low-income individuals’ ability
to participate
• Ability to leave the NREIT
• Monthly payment options
• Voting versus nonvoting member status
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The following partners may play a role in creating
the NREIT Pilot.
• LMH
• ABLE
• Junction Coalition
• LISC
Through a NREIT McClinton Nunn and Junction
residents will be able to build their wealth while
having an ownership stake in the redevelopment
and transformation of the Junction
Neighborhood.
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EDUCATION
Studies have shown there is a clear relationship
between family-income and a student’s
educational performance. When asked if their
child receives special education services such
as an Individualized Education Plan, 42% of
McClinton Nunn families with students indicated
yes versus only 24% of Junction families with
students.
In addition to the stressors that are associated
with low household income, students are also
dealing with the impacts of COVID-19 . The
pandemic 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 the 2018/19 school year to the 2020/21
school year.
A set of proposals has been developed to help
bolster the educational attainment of McClinton
Nunn students. 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

PEOPLE PLAN

RESIDENTS SAID:

PROPOSALS

The following initiatives are proposed to
support educational attainment.
A. Create an ELEVATE program focused on
McClinton Nunn students
B. Increase availability of high-quality
early childcare
C. Bring more vocational programming to
High Schools
D. Create social support for students
throughout their schooling careers

• School-aged McClinton Nunn residents are most likely to either not
participate in activities (34%) or attend activities at Metroparks (29%)
• McClinton Nunn parents most commonly 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 early childcare and preschool
is 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.
• Cost, awareness of programs, and a
lack of interest in available programs
are the most commonly reported barriers to McClinton Nunn students attending out-of-school activities.
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Create an ELEVATE
Program For McClinton
Nunn Students

measured the following impacts:

The Center of Hope operates the ELEVATE
program. ELEVATE is a comprehensive after
school program for K-6th graders to improve
their academic performance while providing
arts, recreation, social and emotional
development, and health services. The Center
of Hope program is currently focused on
Old West End Academy, Martin Luther King
School for Boys, and Robinson Elementary
School. The program requires parent
engagement on a quarterly basis.

This program could be funded through a 21st
Century Community Learning Center Grant.
Partners may include:

It is proposed that an ELEVATE style program
be designed with a focus on students from
McClinton Nunn. This program requires
the buy-in and engagement of parents,
school principals, and LMH in order to
identify students and collect the necessary
permissions and data.

• LMH
• Center of Hope
• Toledo Public Schools

Since ELEVATE started Center for Hope has

Bring More Vocational
Training To High Schools
McClinton Nunn residents report that 40% of
their high school students are not planning on
attending college or post-secondary training
programs. Additionally, Junction and McClinton
Nunn residents indicated training in high-demand
career fields would be the most useful job
service.
With these factors in mind, it is proposed that
Toledo Public Schools work with local employers
to bring vocational training and certificate
programs to high schools. Vocational programs
at high schools support students in developing
academic, technical, and professional skills
which sets them up for success after graduation.
It creates opportunities for low-income students
to pursue well-paying jobs without needing to
worry about affording a training program.
The following partners could collaborate to
develop more vocational training options across
all Toledo Public Schools High Schools.
• Toledo Public Schools
• Jobs Ohio
• Growing Employers in Toledo

Figure 18. ELEVATE Program Results from Center of Hope
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Increase Availability
of High-Quality Early
Childcare
The top barrier McClinton Nunn residents report
for sending their child to childcare is that there
is not a spot for their child. Based on a needs
assessment conducted in 2021 by Toledo Public
Schools Early Childhood, Great Lakes Community
Action Partnership, and Brightside Academy,
though there are enough licensed childcare
centers to serve all three- to four-year-old’s in
Toledo, over half of these centers do not meet
state standards to be recognized as high-quality.
The working group further found that there is
not enough high-quality early childcare in the
Junction Neighborhood to support all residents.
There are four five-star rated childcare providers
in the 43607-zip code.
In order to improve access to high-quality early
childcare it is proposed that plan partners
work with the Ohio Department of Education to

Parent Involvement and
Fundraising
identify high-quality providers that can be
attracted to Junction. The Neighborhood Plan
presents various opportunities to support
either business development or attraction to
Junction that can further support this goal.

Proposal under development

An alternative option is to conduct a
feasibility study and determine the style of
service that will best meet McClinton Nunn
and Junction resident needs. This would
allow for a more targeted set of services
to be pursued. For example, during the site
visit to Columbus, Ohio many residents
were interested in the Intergenerational
Center. This approach to childcare also helps
address concerns of senior loneliness, and
the desire to expose children to more mentor
figures.

Figure 19. 5 Star Rated Early Childcare Providers in Junction from Ohio Department of Education

PEOPLE PLAN
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ENTREPRENUERSHIP &
BUSINESS DEVELOPMENT
As part of promoting upward economic mobility
residents emphasized entrepreneurship
and business development. 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. 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.
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 helps address the overarching
goal that residents are active participants in
neighborhood transformation. Helping build the
wealth of residents can move Junction towards
becoming a complete neighborhood.
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RESIDENTS SAID:

PROPOSALS

The following initiatives are proposed to support
entrepreneurship and business development.
A. Entrepreneur Training Program
B. Commercial Kitchen
C. Junction Business Association

• 88% of McClinton Nunn residents
think that quality shopping within
walking distance of their home is important.
• 29% of McClinton Nunn and 35% of
neighborhood residents earn money
through sources other than a formal
job frequently.
• 30% of McClinton Nunn residents
rate the quality of shopping in Junction as poor.
• 81% of McClinton Nunn residents report that if there were quality stores
in Junction they would shop there
more frequently.
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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
PEOPLE PLAN

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 façade improvement grant program.
A grant from the Ohio CDC Association‘s
Main Street Job Recovery Program is
being pursued to help fund the incubator.

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.
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. Foodentrepreneurs from Junction and McClinton Nunn
will be able to access the space a 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.

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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COLLABORATION & COMMUNICATION
One of the most common reasons residents
report not using a service is because they are not
aware of the program.
14% of McClinton Nunn parents report their
student is not in an after-school program
because they are not aware of what is available.
47% of Junction parents reported not knowing
what programming was available. Anecdotally
we have heard from residents that people do not
know what is available in the neighborhood. For
example working group and committee members
were not aware of the workforce and financial
literacy programs that are offered at Pathway.

PROPOSALS

The following initiatives are proposed to
support collaboration and communication.
A. Junction Resource Guide
B. Program Ambassadors

This highlights the need for two things:
A. Better collaboration and awareness among
service providers in Junction
B. Targeted outreach to residents to help them
find the right program.
Creating the tools for outreach and collaboration
will help ensure that the proposed programs in
this plan have the anticipated reach and impact
on the neighborhood. These same tools can be
used to support existing programs as well.
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Resource Guide

Program Ambassador

There is a plethora of service providers in
Junction focused on elements of health,
education, workforce development, housing,
and more. Outside of Junction the pool of
service providers only grows. Though these
high-quality service providers exist, many
residents do not seem to know about them
or what they do. This presents a barrier to
achieving an improved quality of life for
Junction and McClinton Nunn residents.

When discussing why people are not aware of
and accessing services, residents, and providers
on the Plan Committee emphasized the need
for trust and relationship building. There was
consensus it would help to have people that are
from the neighborhood and have completed a
program talk to residents about their experience.

To help mitigate this issue it is proposed
that following the completion of the Choice
Planning Initiative, the website will be
transitioned to a resource guide and hub of
implementation information. This website
would host a short survey in which residents
indicate what their needs are. Once the
survey is completed residents will be given
a list of potential providers and their contact
information.
Recognizing that not all Junction and
McClinton Nunn residents have internet
access (38% of McClinton Nunn residents do
not have internet access) this online guide
will be supplemented with a hard copy guide.
Staff at LMH and Junction Coalition will also
be able to take calls and direct people to
service providers.

To address this need it is proposed that a
program be created where graduates from
various programs, such as those who have
participated in the business incubator, purchased
an LHSC home, or participated in ELEVATE, are
paid a stipend to talk to neighbors about the
program and help them connect with the services
in the neighborhood.
Figure 20. Biz Grid Homepage. The Biz Grid is an online and physical
guide that helps Detroit Entrepreneurs find the services they need.
This is an image of the online landing page which prompts visitors to
complete a short survey to be given information on relevant providers
to meet their needs.

This program would be centralized, and the
operator would work with service providers to
identify program graduates that may become
program ambassadors. Program Ambassadors
would then be able to earn money by attending
events to talk about their program experience or
knock-on doors to spread information.

Partners in this program include:
• LMH
• Junction Coalition
• Service Providers
PEOPLE PLAN
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HEALTHY NEIGHBORHOOD
Improving the health of Junction and McClinton
Nunn residents is a vital element of improving
residents’ quality of life. There are a wide range
of environmental, historical, and economic
barriers to residents improved health outcomes.
29% of McClinton Nunn residents rate their health
as fair or poor.
The Junction Neighborhood is an environmental
justice target area for the federal government.
The quality of the natural and built environment
in the neighborhood has a lasting impact on
residents’ health. 36% of McClinton Nunn
residents report that they do not get any exercise.
Improving the environment through tree planting,
adding recreation amenities including an outdoor
gym, and creating a walkable neighborhood will
support better health outcomes of residents. 52%
of McClinton Nunn residents indicated that a gym
in the neighborhood would help them exercise
more, this was followed by feeling secure walking
in the neighborhood and having a walking or
running path near their home.
The Junction Neighborhood is also a food desert.
Residents must have access to a car in order to
access fresh and affordable food options. We
also heard from residents that there is a need
for an affordable pharmacy in the neighborhood.
Bringing fresh, healthy, and affordable food to
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Junction is needed to create a complete
neighborhood that meets the needs of
residents.
Historically, African Americans have 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 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.

PROPOSALS

The following initiatives are proposed to
support a healthy neighborhood.
• Medical Staff Bias Training

RESIDENTS SAID:

• When surveyed McClinton Nunn residents indicated the following were
the top barriers to receiving healthcare 1) Transportation 2) Difficulty
getting appointments 3)Office hours
and 4) lack of health insurance coverage.
• 45% of McClinton Nunn residents experienced a physical health problem
that kept them from working.
• The top three health issues experienced by McClinton Nunn residents
are 1)Asthma 2)Anxiety or Stress,
and 3) High Blood Pressure. This
is the same for Junction resdients
whom also reported high amounts of
individuals with Depression.

• Resident and Medical Provider Working
Group
• Outdoor Gym
• Tree planting
• Neighborhood Grocery/Pharmacy
JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

Tree Planting
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%.
Potential partners for this initiative include:
• Junction Coalition
• City of Toledo

Healthcare Provider Bias
Resident and Medical
Training
Provider Working Group
Figure 21. Benefits of Urban Trees, Nature Conservancy

Implicit bias of healthcare staff negatively
impacts patient care. Healthcare providers
should have all staff complete implicit bias
training as a first step in improving care of
African American patients.

Potential partners for this initiative include:
• Healthcare providers
• City of Toledo
• LMH
PEOPLE PLAN

Work to transform the quality-of-care African
American residents receive is going to take a
considerable amount of time. It is proposed
that a group of residents and medical
providers be formed to guide the process.
This group would be responsible as partners
for completing tasks such as accountability
trainings and connecting African American

students interested in medical field. The group
would also be charged with engaging community
members to track improvements in the service
provided.
The goal of creating this group is to keep
the conversation that has started during this
planning process going. It will take dedication,
time, and hard work to begin to transform the
medical system to serve all patients with the
same high-quality care.
Potential partners for this initiative include:
• Healthcare providers such as Promedica
• Junction Coalition
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Neighborhood Grocery/
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 foods.
To address this need it is proposed that a
feasibility study of different store operating
structures be done in order to determine what
is feasible for Junction. Promedica is able to
provide some research resources due to their
recent project to open Market on the Green in
an adjacent neighborhood. Residents elevated
this store during committee meetings as a good
example of the type of grocery that could work
well in Junction. Exploring ways to connect local
producers to sell their products in the store was
highlighted as well.

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.

A feasibility study of pharmacy operating
structures should also be conducted.
Potential partners for this initiative include:
• City of Toledo

Potential partners for this initiative include:
• Junction Coalition

• LMH

• City of Toledo

• Junction Coalition

• LMH

• Promedica

Figure 22. Benefits of Outdoor Fitness Parks, Discount Playground Supply
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PUBLIC SAFETY
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.
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.

neighborhood residents.
Strategic and holistic approaches to reducing
gun violence in Junction is needed in order
to increase residents’ sense of safety and
quality of life.

PROPOSALS

The following initiatives are proposed to
support public safety.
A. Save Our Community Initiative
B. Crime Prevention Through
Environmental Design (CPTED)
C. New Fire Station in Junction
D. Community Oriented Interventions

RESIDENTS SAID:

• McClinton Nunn residents generally
feel safe in the neighborhood during
the day. The amount of people who
feel safe decreases significantly at
night with a 16% increase in residents reporting they rarely feel safe
at night.
• 45% of McClinton Nunn residents experienced a physical health problem
that kept them from working.
• 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
PEOPLE PLAN
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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 in order 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
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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 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. 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.

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.

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 Junction.
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,
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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.

NO PLY ZONE

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.

COMMUNITY INVOLVEMENT

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.
Potential Partners in the CPTED projects
include:
• Lucas County Land Bank
• Toledo Police
• City of Toledo
• Junction Coalition

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

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

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.

LIGHTING

Potential Partners in the CPTED projects include:

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

• Lucas County Land Bank
• Toledo Police
• City of Toledo
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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.

INCREASE THE NUMBER OF BLOCKWATCHES

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

NATIONAL NIGHT OUT

Public Safety 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.
Potential Partners in Community Oriented
Intervention include:
• Toledo Public Safety
• Existing Block Watches
• Junction Coalition
• Metroparks

Police often attend block-watch meetings
to update residents on public safety in the
neighborhood. 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.
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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 I, Executive Summary. Proposals for the
Neighborhood Plan were formulated based on the
following vision statement:
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The Junction Neighborhood is a successful 21st Century urban
neighborhood that offers the lifestyle choices people want in 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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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 target
improved state in relation to the Outcomes.

F. Make the Junction Neighborhood a safe
place.

iv. Improved Walkability

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

vi. Increased Opportunity for Social
Interaction

GOALS

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

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.
NEIGHBORHOOD PLAN

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

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. Life Satisfaction. Life satisfaction,
particularly among low-income
residents, will be increased due to:
i. Better Housing
ii. Improved Household Finances
iii. Upgraded Neighborhood Amenities

v. Improved Accessibility

vii. Improved Support Services
viii. Improve the Junction “brand”
B. Mixed-Income Community. A core goal
to the plan is to make the neighborhood
attractive enough to support marketrate 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
ii. Rehabbing existing housing stock for
affordable and market-rate rental and
ownership units
iii. 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. This
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will be achieved through a holistic program
of:
i. Improved education for children
ii. Adult education
iii. Entrepreneurship training
iv. Support for existing businesses and new
business start-ups
v. Support homeownership to create
housing wealth
vi. Provide financial literacy training and help
resident manage their money
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. The level of violent
crime in Junction Neighborhood impacts
all residents. The initiatives outlined in the
Plan should lead to significantly lower rates
of crime.
F. Improved Neighborhood Image. A key and
necessary outcome of the Plan is to change
the perception of the neighborhood from
negative to positive. This is important
to the neighborhood being able to attract
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market-rate housing and become a
mixed-income neighborhood. An
improved neighborhood image is
anticipated due to:
i. The committed efforts of residents
and stakeholders to improve the
neighborhood;
ii. Creating “gateway” features at key
entry points into the neighborhood;
iii. High quality, attractive new
development at LMH’s Collingwood
Green and the McClinton Nunn
redevelopment;
iv. Turning Swan Creek into a major
recreational and aesthetic amenity;
v. Turning Nebraska Avenue, the central
east-west street, into an attractive
multi-modal transportation facility;
vi. Aesthetic enhancement of the other
key neighborhood streets;
vii. Continued rehabilitation of existing
homes by Lucas Housing Services,
Corp. for affordable ownership
housing;
viii. Attracting market-rate housing
development over time; and
ix. Attracting quality retail uses to
Nebraska Avenue.
G. A Complete Neighborhood. A complete
neighborhood is a neighborhood where
residents are able to safely access
the goods and services they need to
live happy, healthy lives. Becoming a
complete neighborhood will help attract

market rate households and improve the
life outcomes of residents. This outcome
will be achieved through attracting a new
grocery store, a pharmacy and other needed
stores and services. Existing parks will
also be upgraded so they become important
assets.

METRICS

Measurable metrics for the Outcomes listed
above will be included in the Draft Transformation
Plan. Metrics will be defined in the Plan. The
following are under consideration for further
development:
A. Life Satisfaction. Life satisfaction is
difficult to measure. The metrics expressed
for each of the following outcomes could
help realize improved life satisfaction.
B. Mixed Income Community. Creating
a mixed-income community requires
achieving upward economic mobility among
existing residents and attracting marketrate housing. The former is addressed
below. The target metric for attracting
market-rate housing is:
i. Attract 100 market-rate rental units within
five years;
ii. Attract 50 market-rate rehabs of existing
homes within five years; and
iii. Attract 100 new construction ownership
units within ten years,
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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.
D. Preserving Affordability. The Plan outlines
a program to preserve affordability.
The target metric is to achieve incomerestricted 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. 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. The target metric is to
reduce the crime rate by 50% over the next
10 years.

G. A Complete Neighborhood. A key
element of a complete neighborhood is
local stores, shops, and services. The
Needs Assessment Survey identified
attracting more stores and shops to
be a major need. There are stores
and shops in the neighborhood, but
relatively few. Also, the neighborhood
is geographically large and for some
residents existing stores and shops are
not within walking distance. The target
metrics for attracting new stores and
shops are:
i. Attract 20,000 square feet of new retail
space to Nebraska Avenue within the
next five years.
ii. Attract 50,000 square feet of retail
space to Nebraska Avenue within ten
years.

F. Improved Neighborhood Image. Improving
the image of the Junction Neighborhood
requires the successful completion of
multiple actions, some of which are
addressed in other topics.

NEIGHBORHOOD PLAN
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NEIGHBORHOOD PARTNERS
A number of stakeholders will help lead
neighborhood transformation, including:

CITY OF TOLEDO.

The City of Rome will be leading infrastructure
improvements and supporting key projects
including.:
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
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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.

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.

PARKS AND RECREATION
DEPARTMENT.

THE JUNCTION COALITION.

TOLEDO AREA TRANSIT
AUTHORITY (TARTA).

DEVELOPER PARTNER.

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 highquality recreational assets.

TARTA has been a committed partner in the
CNI 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.

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; c) improving communityowned open spaces; d) implementing Early
Action Projects; e) supporting exiting and new
businesses; and f) improving the Junction
Avenue Heritage District.
HOLD SECTION FOR DESCRIPTION.

NEIGHBORHOOD CHURCHES.

Neighborhood churches have been strong
partners in the CNI 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.
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ECONOMIC, EDUCATIONAL, &
ENVIRONMENTAL SUSTAINABILITY
Building a plan for long-term neighborhood success
requires a solid foundation of economic, educational,
and environmental sustainability. To create longterm viability, Junction needs to become a place
where people want to live, work, and play. Strategies
to accomplish this are discussed below.

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
NEIGHBORHOOD PLAN

cited by residents as priority retail targets..

NEIGHBORHOOD CONNECTIVITY.

In order 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.

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 heathy 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 will be completed to assess
the overall sustainability of the proposed
improvements in the Plan.
These strategies will work together
to make Junction a neighborhood of
choice and ensure long-term economic,
educational, and environmental viability.
64

EARLY ACTION
A cohesive program of Early Action Activities is
being pursued that highlights Junction’s potential
for transformation while contributing to the
process as a whole. The proposed early action
projects include:
A. Savage Park Improvements
B. Gunckel Park Improvements
C. Corridor Beautification
D. Hawley Underpass and Collingwood Entry
Treatments
Proposals for early action projects should have
grassroots support, resident involvement in
implementation, and be meaningful to Junction
and McClinton Nunn residents. Beyond these
goals the Early Action Committee identified
additional ideal outcomes for the final proposals,
including:
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.
F. Incorporate data-driven and evidence-based
components.
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G. Address previously identified assets,
challenges, and opportunities

SAVAGE PARK IMPROVEMENTS

Proposed Early Action Improvements
to Savage Park include a park cleanup, beautification and landscaping,
the installation of solar lighting, and
improvements to Nebraska Avenue along the
park edge.

GUNCKEL PARK IMPROVEMENTS
Proposed Early Action Improvements
to Gunckel Park include a park cleanup, beautification and landscaping, the
installation of solar lighting, installation
of outdoor exercise equipment, a new
playground, and a new walking path.

CORRIDOR IMPROVEMENTS

Corridor Improvements are youth-led
beautification and blight busting projects
along the Hawley corridor. Potential projects
could include clean-up and weed removal,
landscaping, and decorative or native
plantings.

Gunckel Park

HAWLEY UNDERPASS AND
COLLINGWOOD ENTRY TREATMENT
Hawley Street connects residents to many of
the health resources in the neighborhood and
provides an important connection out of the
neighborhood to the south. The early action
proposal for the Hawley underpass is to install
murals and to establish a gateway into the
Junction neighborhood.

Along with Hawley Street, Collingwood Boulevard
is a key gateway into the Junction neighborhood
with a set of community resources concentrated
in the southern section of the corridor. The early
action projects proposed for Collingwood are
placemaking activities including landscaping and
the installation of a mural.
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SWAN CREEK ACTIVATION
Transforming Swan Creek into a major asset is
a key strategy of the Plan because 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 Toledo and its specific location.
Swan Creek terminates at the Maumee Riverfront,
where the Owens Corning headquarters is located
along with Boeschenstein Park, a riverwalk 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
NEIGHBORHOOD PLAN

connections to Promenade Park, ProMedica’s
headquarters, Imagination Station, and
downtown hotels
Thus, 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.
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 marketrate rental housing exists in the Junction
Neighborhood. LMH’s new well-designed
Collingwood Green housing development
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Figure 23. Swan Creek Connection to Downtown
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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 mixedincome community. Illustrations of the type
of improvements that would make Swan Creek
an attraction and neighborhood amenity at this
location are shown at right.
Figure 24, Short-Term Swan Creek Improvements
is shown on the following page and illustrates the
scope of the proposed improvements.

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 Swann Creek would provide an
activity many people would enjoy.

NEIGHBORHOOD PLAN

Figure __ 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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Figure 24. Early Action Projects: Swan Creek Activation
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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 Old 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 25,
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;

Figure 25. Swan Creek Activation Plan

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 and enjoy the creek corridor.

Example of interpretive programming.

NEIGHBORHOOD PLAN

View of Bike/ped trail over water.
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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, some of which are high- quality while
others suffer from age and lack of reinvestment.
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 CNI 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.

Smith Park

Other existing parks in the Junction
Neighborhood are of lesser quality.

Mott Library
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Roosevelt Pool
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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 colocated with Gunckel 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. Additional facilities are
needed to serve both adults and children.

JONES LEADERSHIP ACADEMY

CALVARY BAPTIST CHURCH

MC CLINTON NUNN
TARGET HOUSING SITE

GUNCKEL PARK

JUNCTION PARK

Junction Park is a small community-owned
park developed by The Junction Coalition, the
nonprofit neighborhood partner of this CNI
Choice Plan. Junction Park is located in the heart
of the neighborhood at Nebraksa Avenue and
Junction Avenue.
The Junction Coalition has been improving the
park as funds become available and they recently
received a grant of $180,000 to construct an
amphitheater and other improvements. Junction
Park will become an important gather place for
the neighborhood as well as a cultural asset.

Gunckel Park

GARDEN
JUNCTION PARK

Planned Amphitheater for Junction Park
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Junction Park
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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.

PARK BUILDING
SHUFFLEBOARD

POOL

The key problem with Savage Park is its age
and the quality of facilities. All of the facilties
are old and many need replacement. The pool,
for example, is not structurally sound and is
not suitable for use. The age of the facilities
requires increased maintenance, which when not
performed, creates the perception of neglect.

PICNIC SHELTER

SAVAGE PARK
SPALSH
PAD

Savage Park is well located to serve the needs
of the neighborhood and is only one block from
the target housing site. Complete updating of the
park is needed with some new facilities replacing
those people no longer want to use, such as
shuffleboard.

BASKETBALL
COURTS
PLAYGROUND

Savage Park

ANTIQUATED HORSESHOE PITS, SIDEWALK & POOL

Antiquated Horseshoe Pits, Sidewalk, & Pool
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OVERALL APPEARANCE IS UNINVITING

Overall Appearance is Uninviting
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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
enhnacement.
Sterling Field is not heavily used. 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 21, Parks and Open Space Plan, illustrates
the major recommendations for creating highquality parks and open space assets in the
Junction Neighborhood. Open space acquisition
and development along Swan Creek is a key
element. Improving existing parks is equally
important.

Sterling Field

NEIGHBORHOOD PLAN
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Figure 26. Parks and Open Space Plan
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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.

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.

The following proposals seek to serve
community goals including enhancing and
elevating community culture and history,
addressing environmental justice and longterm 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:
i. Public art
ii. Natural spaces and habitat for pollinators
and animals
iii. 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.
NEIGHBORHOOD PLAN

Lots can be transformed to places of play.

Figure 27. 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.
Lots can be transformed to places of arts and culture.
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TRANSPORTATION SYSTEM EHANCEMENTS
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.

Figure 28. Prioritized Streets

Secondary or neighborhood streets need less
investment but should be resurfaced with
sidewalk repaired and new street trees planted.
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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.

MULTI-MODAL STREET

B. Smaller Travel Lanes will help to slow traffic
while still facilitating truck traffic.
C. Sidewalk and Marked Pedestrian Crossings
will make walking along the corridor more
comfortable.
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.

Figure 29. Multi-Modal Street Design

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

NEIGHBORHOOD PLAN
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Collingwood Boulevard
Collingwood Boulevard is a north-south street
that separates McClinton Nunn from the rest
of Junction. 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 occurs on the
roadway.
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.

Figure 30. Collingwood Blvd Street Design

The following improvements are proposed for
Collingwood Boulevard:
A. Road Diet that takes the street down to
two travel lanes and a turning lane. This
combined with narrower lane widths will
help slow traffic along the corridor.
B. Cycle Track with a buffer creates a safe
north south connection for cyclist between
Nebraska and Dorr Street. The cycle track
feeds directly into the proposed Swan
Creek trail.
C. Sidewalk along both sides of the street until
Swan Creek creates safe pedestrian access
along the entire corridor.

Figure 31. Collingwood Blvd. Cycle Track Connection to Swan Creek Trail
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D. Intersection Safety Improvements such as
curb bump outs or pedestrian islands will
help create safe places for pedestrians to
cross at Nebraska Avenue, Gunckel Park,
and Dorr Street.
E. Tree Plantings offer shade and enhance
walkability of the corridor.

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 an urban renewal project that
saw the demolition of properties for street
widening and improvement.Currently Dorr
has some businesses that serve the Junction
community, a winding sidewalk, 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
recently submitted by the City of Toledo. 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.

TRANSIT ENHANCEMENTS

Figure 32. Collingwood Blvd. Connections

Figure 33. Enhanced Transit Corridor
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Bus Stop Improvements
The current neighborhood transit system lacks
high quality infrastructure. Bus Stop signs are
small with no 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.

The following improvements are proposed for
bus stops in Junction:
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.

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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CULTURAL ASSETS
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.

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

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:
NEIGHBORHOOD PLAN

A. Restoration of Art Tatum’s House

F. Gallery Space

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

G. Retail Shops - Restaurant/Jazz Club

C. Performance Hall
D. Recording Studios

I. Office and Studio Space/Creative Business
Incubator

E. Smart Classrooms and Meeting Spaces

J. Outdoor Event Space

H. Community Space/Lounging Areas
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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.

Recommendations include:
A. Preservation of St. Anthony’s Church
B. Decorate street lighting

LEGEND OF SIGNIFICANT
BUILDINGS/SITES
1. St. Anthony’s Church

C. Sidewalk/curb replacement

2. Junction Park

D. Street trees

3. Ujima Garden

E. Rehabbing of historic buildings

4. The Junction Coalition

F. Interpretive programming to impart the
heritage of Junction Avenue

5. Kingdom Life Christian Center

G. Technical and financial support for
businesses along Junction Avenue

7. Soul City Gym

6. The Gudowski Building
8. Liddell’s Barber Shop

Figure 34. Junction Ave. Culturally Significant Sites
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LAND USE AND DEVELOPMENT
The proposed land use policy for the Junction
Neighborhood is represented on Figure ,
Neighborhood Plan 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 35 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.

NEIGHBORHOOD PLAN

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

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 Gunkel
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.

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
84

improvement and
activation of Swan Creek

Figure 35. Neighborhood Transformation
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VISION FOR HOUSING
The vision for housing in the Junction
Neighborhood 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. Components of this vision are
expressed as goals and include:

This Plan includes policies to create incomerestricted rental units and support low-to
moderate-income homeowners so that no
displacement occurs.

A MIXED-INCOME COMMUNITY.

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.

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 CNI program. Fostering marketrate 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. However, market-rate
development can, and will be, achieved over time
through the investment strategy presented in this
Housing Plan.

PRESERVE COMMUNITY
CHARACTER.

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 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.

PROMINENT 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

Mixed-use Building

McClinton Nunn Family Housing

The redevelopment of the target housing site
will be the single-most important housing

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.
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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.

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 20,000 squre feet of
retail space.

MIXED OWNERSHIP AND RENTAL
HOUSING.

The vision for Junction Neighborhood recognizes
that both ownership and rental housing are
HOUSING PLAN

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.

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. In order 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 below.

Modern Farmhouse

Diliapidated Housing in Junction
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OUTCOMES & METRICS
The outcomes and metrics for the Housing Plan
goals described within the Vision, above, are
addressed below.
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 CNI 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
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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 longterm metric is to achieve full marketrate development in twenty years.
C. Redevelopment without Displacement.
Outcomes. Increasing housing values
and rents to needed attract marketrate housing will occur incrementally.
Accordingly, securing the income
restricted housing needed to guarantee
no displacement will 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 singleJUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

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 (650) 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; Junction Neighborhood should
be a neighborhood of both homeowners
and renters. Currently, housing in the
neighborhood is 52% owner occupied. The
target housing site redevelopment 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.
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
HOUSING PLAN

of residents. This mix should include
duplexes, townhomes, adaptive reuse
apartments, and apartments in mixeduse 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
is: a) 30% apartments in mixed-use
buildings; b) 20% senior apartments;
c) 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.

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 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-theart new homes.
Metrics; Redevelop the McClinton Nunn site
as a state-of-the-art housing development.

J. Rehabilitation of Existing Homes.
Outcomes; LMH has a very successful
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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
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PREQUALIFIED JUNCTION
NEIGHBORHOOD DEVELOPERS.

LMH has prequalified four housing
developers through an open procurement
process. LMH intend to select a single
developer for the target housing site
redevelopment through a separate
procurement process. Since the
redevelopment of the Target Housing Site will
be done in phases, it is possible that different
developers may be selected for each phase.
LMH will undertake additional housing
development after the Target Housing Site is
redeveloped, and the prequalified developers
may participate in this development.

PRIVATE-SECTOR DEVELOPERS.

Little to no private-sector development is
occurring in the Junction Neighborhood. In
order to create a neighborhood of choice,
robust private-sector investment is needed.
This can only be achieved over time. Through
a carefully structured plan of pubic-sector
investments and public-private partnerships,
an environment will be created that will foster
private-sector development. The timeframe
for initial private-sector development is
estimated to be 10 years.
JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

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 forsale 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
HOUSING PLAN

Figure 36. Attracting Market-rate Investment to Junction

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.

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” 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.
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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/CNI policies of: 1) guaranteeing the
right of tenants to return; and 2) adding the
housing units needed to create a mixedincome community. Accepting these policies
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Figure 37. McClinton-Nunn Existing Site

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 want 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.
Increasing the land area of the target housing
site can be done relatively easily in this location.
Many vacant residential lots existing 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
JUNCTION MCCLINTON NUNN CHOICE NEIGHBORHOOD PLAN 2022

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.

Communtiy Population Address
Name
Designation

Efficiency
Units

McClinton Family and 201
36
Nunn
Senior
Belmont
Homes

One
Two
Three
Four
Five
Total
Bedroom Bedroom Bedroom Bedroom Bedroom Units
Units
Units
Units
Units
Units

34

3

40

20

18

151

Figure 38. 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 b) increasing the number
of housing units to create a mixed-income
community. The desired mix of incomes for the
target housing site is:
Public Housing Units

151

Affordable Units @ 60%-120% AMI 100

live in a garden duplex while others want the
convenience and services of a four-story mixeduse building. The program for housing types in
the redeveloped target housing site is presented
below.
Garden Duplexes; 1 & 2 Bedroom

48

Townhouses; 2-4 Bedroom

81

Mixed-Use Apartments; 1 & 2 Bedroom

50

Adaptive Reuse Flats; 1 & 2 Bedroom

70

Market-Rate Rental

50

Adaptive Reuse 2 Level Lofts; 3 Bedroom 20

TOTAL UNITS

251

TOTAL UNITS

The existing McClinton Nunn site is a mix
of elderly and family units. The plan for the
redeveloped site is to provide for both elderly
and family units, but in a range of housing
types allowing for choice among the different
household types. For example, some families
may want to live in a 3-bedroom townhouse,
while others may want to live in a 3-bedroom
adaptive reuse loft with views of Swan Creek.
Similarly, some elderly households may want to
HOUSING PLAN

Street contains two existing vacant buildings
to be acquired. An illustrative plan of the
redeveloped site is shown on Figure 40,
Illustrative Redevelopment Plan, followed by
drawing of the conceptual architecture.

291

The overall program and arrangement of units
is shown on Figure 39, Target Housing Site
Programming Plan. The 291 unit housing
program can be accommodated on the existing
McClinton Nunn site along with the acquisition
of two off-site development areas and the
vacant industrial building along Hamilton Street.
The off-site area along Nebraska Avenue is
entirely vacant, except for one existing house to
be acquired. The off-site area along Tecumseh

Existing industrial building for adaptive reuse.
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Figure 39. Target Housing Site Programming Plan
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PAGE HELD FOR ILLUSTRATIVE REDEVELOPMENT PLAN

Figure 40. Illustrative Redevelopment Plan
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PAGE HELD FOR CONCEPTUAL ARCHITECTURE DESIGN

Figure 41. Conceptual Architecture Design
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PAGE HELD FOR CONCEPTUAL ARCHITECTURE DESIGN

Figure 42. Conceptual Architecture Design
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The
Development
Program
As stated earlier, this Plan calls for the expansion
of the target housing site to include:
A. The existing McClinton Nunn site
B. Two predominantly vacant development
areas west of the McClinton Nunn site
C. An existing (vacant) industrial building
immediately south of the McClinton Nunn
site, which will be the subject of adaptive
reuse for rental residential.
This expanded target housing site consists of
approximately 21.9 gross acres. The program of
development calls for 291 total residential units
within the following components:
A. 1 for 1 replacement of existing public
housing units (151 units) assigned to the
site through project-based vouchers (PBVs);
B. 100 non-LMH, income-restricted affordable
units that will be owned by the developer;
C. 50 unrestricted market-rate units that will
be owned by the developer.
The vision for the redeveloped target housing site
is complete transformation, consisting of:
A. 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
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should serve as a “gateway feature”
that will help rebrand the neighborhood.
B. 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 twostory lofts within an existing industrial
building.
C. 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 square feet
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.
D. A pedestrian-friendly layout and site
design that promotes walking, biking
and interaction among residents and
visitors.
E. 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.
Creating a mixed-income community at
the expanded target housing site will be a
challenge, the extent of which is difficult to
assess at this time. Developing market-rate
rental housing in any portion of the Junction
Neighborhood will be breaking new ground in
the Toledo market. The location of the target
housing site in proximity to the downtown

and Warehouse District 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. 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.

The Berdan, 601 Washington Street

This suggests that phasing the redevelopment
of the target housing site redevelopment should
start with the adaptive reuse/rehabilitation of
the existing industrial building at 359 Hamilton
Street.
Starting target housing site redevelopment with
the adaptive reuse of the industrial building will
also minimize relocation disruptions to existing
residents of McClinton Nunn. This would also be
true of development on the sites that are to be
acquired west of the McClinton Nunn site.
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Proposed
Phasing
Based on considerations of resident relocation
and attracting market-rate residents to the
redeveloped target housing site, development
phasing is proposed as shown in Figure 43,
Target Housing Site Development Phasing.
Development will occur first on the off-site
properties to be acquired, beginning with the
adaptive reuse of the 359 Hamilton industrial
building. Phase 2 would consist of 26 new
townhomes along Nebraska Avenue and 22 new
garden duplexes along Tecumseh Street. Phase
3 would consist of the 72 apartments within the
mixed-use building at the northeast corner of
the existing site. This sequence of development
would allow all existing residents who want to
live at the redeveloped site to move into their
new homes before their current buildings are
demolished. This sequence would also be
advantageous in terms of rebranding the site and
the neighborhood and offer the best opportunity
to attract market-rate renters.

HOUSING PLAN

Figure 43. Target Housing Site Development Phasing

Range of
Housing Types
The redevelopment plan for the target
housing site calls for a range of housing
types to offer choice for both existing
public housing residents and new marketrate residents. The range of housing types
proposed is discussed in the following
section.

APARTMENTS IN MIXED-USE
BUILDINGS.

This housing type comprises 72 units of the
housing program, representing 24% of the total
units proposed. 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 ground floor
retail space. The retail space could project in
front of the residential component to increase its
prominence. These apartments will have studio,
100

one-bedroom, and two-bedroom units. The
exterior architecture should be striking to serve
as a gateway feature for the eastern entrance
into the neighborhood. Examples of this exterior
design is shown at right.
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.
Amenities of broad appeal will include computer
rooms, exercise/workout rooms and classes,
reading rooms, and party rooms.

Mixed-Use Development

ADAPTIVE REUSE APARTMENTS.

The housing in the industrial adaptive reuse
building will offer a range of apartment sizes
and styles to appeal to a broad cross-section of
residents. The existing building (shown right)
is comprised of multiple architectural masses,
which will lend itself to creating a variety of
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Figure 44. Mixed-Use Illustrative Plan

apartments layouts and orientations.
Conceptual design of these units is not
possible until LMH has the building under
contract and perform due diligence.
Depending on the market’s response to this
development, the adaptive reuse apartments
could attract the majority of the 50 marketrate units targeted in the redevelopment
program.
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GARDEN DUPLEXES

Many of participants in the Housing Preference
Workshops voiced a preference for lowdensity 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 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. Conceptual architectural drawings
(Figure45) illustrate the design character of
these units.

Figure 45. Conceptual Architecture; Garden Duplex

HOUSING PLAN
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TOWNHOMES

The townhouse housing type offer the potential
or 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. Townhome Example
#1 has a more traditional style while Townhome
Example #2 is more contemporary. It is
envisioned that all townhomes would be served
by rear alleys or parking to eliminate parking
in the front. On-street parking is an option,
depending on the condition of adjoining streets.
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 18 five-bedroom units.
LMH indicates that current residents do not have
families that require five-bedroom units, so this
number will be added into the four-bedroom
units.
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Figure 46. Townhome Floor Plans
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NEIGHBORHOOD HOUSING PROGRAM
In order 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.
Obviously, 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
HOUSING PLAN

Figure 47. Swan Creek Residential Development

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 multi-use 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 47, Swan Creek Residential
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Development, 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.

MOBILE HOME PARK
REDEVELOPMENT

The existing mobile home park has an
advantageous location for private-sector
development. It is located on the south side of
Swan Creek and, thus, could be seen as a distinct
enclave. This site is also located closest to the
Warehouse District. This site could see new
development that is not connected to broader
initiatives within the Junction Neighborhood.
The mobile home park is less than one-half
occupied and has been identified by the City as a
targeted redevelopment site for many years. The
site is largely dilapidated and would be impede
desires market-rate development. Relocation
assistance could be offered to help existing
residents find new housing should there be
public-sector intervention to redevelop the site.

NEW SINGLE FAMILY

The “new single family” area shown on
Figure 48 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 in order to attract marketrate 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.

Existing Mobile Home Park

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.

City Park Gateway

The type of new housing developed on the site
could vary. Currently, it is viewed as a site for
ownership housing, single family or townhouse.
It is possible that the site could be developed for
market-rate rental housing. All forms of marketrate housing would be considered.

Industrial Adaptive Reuse
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Figure 48. 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.
Illustrative plans for this new development are
shown on the following pages.
HOUSING PLAN

Figure 48, Swan Creek Village, depicts
the entire proposed development. The
development program consists of:
A. 80 new homes within the new
development area;
B. 11 new homes on infill lots within the
existing neighborhood; and

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 marketrate homeowners, at least until substantial
transformation has taken place within the
broader neighborhood.

C. 18 rehabs of homes within the existing
neighborhood.
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It must be stressed, however, that the 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 49, Swan
Creek Village, Western Area.

Rehab of Existing Homes

Infill Homes on Vacant Lots

Figure 49. Swan Creek, Western Area
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It is also important to emphasize that the new
homes in Swan Creek Village will contain a range
of sizes, orientations, and styles to appeal to
a broad cross-section of home buyers. Figure
50, 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.

Smaller Lot Urban SingleFamily with Alleys

Figure 50. Swan Creek, Eastern Area

Larger Lot Single-Family
with Driveways
HOUSING PLAN
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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 51, 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 moderateincome 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.
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Figure 51. Housing Condition and Vacant Lots, Junction Master Plan

LHS Rehabbed Housing
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HOUSING PLAN POLICIES
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.

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.
HOUSING PLAN

ACCESSIBILITY/ANTIDISCRIMINATION

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.

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. The
current composition of units and numbers of
bedrooms in the target housing site is shown
in Figure 38, Existing Bedroom Mix.

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 the 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 that extends throughout
central Toledo, including downtown.
This will promote a healthy lifestyle that
has reduced dependency on automobile
use and will be more energy efficient.
III. 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
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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 I and Phase II 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.
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SUMMARY
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 marketrate investment along with an achievable plan
for upgrading deteriorated existing housing over
time.
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.

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 marketrate 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”.

B. Closing the “learning gap” and
strengthening educational resources as
a prerequisite for attracting market-rate
housing.

HOUSING PLAN
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The Junction Neighborhood Transformation Plan
provides the road-map for implementing the
shared vision for the Junction Neighborhood.
This Plan is built on the idea that transforming
the Junction Neighborhood into a neighborhood
of choice is achievable. .
The Junction Neighborhood has experienced
decades of disinvestment accumulated over
time. This plan considers the necessary level
of investment to achieve a comprehensive
transformation of the neighborhood.
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

IMPLEMENTATION

strategies that capitalize on these dynamics.
The positive underlying dynamics are:

The core strategy to capitalize on the positive
underlying dynamics is:

• After decades of economic downturn,
the Toledo region is growing once again
and will gain jobs and prosperity.

Transform from the inside-out and back
again.

• 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 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.

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. To leverage market forces
to best advantage to attract market rate
investments. 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) neighborhoodwide 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.
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OPPORTUNITY ZONES

FUNDING SOURCES
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 ¼% Tax”. This is a tax passed by voter
referendum that places a ¼% 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.
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CRA
Figure 52. Junction Investment Tools

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.
CRAs do not function like TIF districts. In a
TIF district, area-wide incremental property
tax revenue can be concentrated to provide
underwriting for new development in marketchallenged 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 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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NEIGHBORHOOD-WIDE INITIATIVES
Neighborhood-wide implementation initiatives
take both physical and non-physical form. Both
physical and non-physical initiatives will elevate
conditions within the neighborhood. Nonphysical initiatives are those designed to help
residents achieve upward economic mobility and
self-sufficiency. Physical improvements within
the Implementation Program are shown on Figure
53, Neighborhood – Wide Initiatives, and are
intended to improve the quality-of-life and “brand”
of the neighborhood.

Non-Physical
Implementation
Initiatives
The non-physical implementation initiatives
within the Ten-Year Implementation Program
include:

IMPLEMENTATION

FOOD ENTREPRENEURSHIP
INCUBATOR.

Many residents have side businesses that
are conducted out of their homes. Many
of these businesses are catering and
food-related businesses. Supporting local
businesses is a key strategy for upward
economic mobility. This initiative will provide
a commercial kitchen and café space that
local owners of food-related businesses can
use to elevate their businesses with the hope
that some will open new “brick and mortar”
businesses within the neighborhood.
LMH is spearheading this initiative. As
this became a major proposal called for by
residents, LMH adjusted its plans for the
Collingwood Phase V development to include
a community kitchen facility.

REHAB TO HOMEOWNERSHIP
PROGRAM.

This is an existing program that rehabs
existing vacant houses and sells them to
families earning 50% AMI or less. This
program promotes homeownership and
helps to build housing wealth for residents.
At current funding levels, 25 houses per
year can be rehabbed and sold to low- to

moderate-income families. LMH and the City
will explore ways to add financial resources to a)
rehab more homes; and b) expand the range of
qualifying income to up to 120% AMI. This will
help promote a broader range of income and also
slowly increase property values, which is critical
to attracting market-rate investment. One of the
LHSC rehabbed homes is shown below.

PROMOTE NEW BUSINESS
DEVELOPMENT.

Local residents are very interested in exploring
the possibilities for opening new businesses.
40% of households in the neighborhood operate
a business out of the home. The City will take
the lead in connecting interested residents
with existing resources to support business
development. Existing partners such as the
Pathway Foundation, Assets Toledo, EDCI, and
the Junction Coalition all provide various forms
of support for small business owners. Deputy
Director of Community Development Ms. Sandy
Spang will direct this initiative.
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Physical
Implementation
Initiatives

A series of physical improvement initiatives
are proposed to demonstrate that the Junction
Neighborhood is on the upswing. The phrase
“seeing is believing” is relevant to neighborhood
transformation and both existing residents and
the broader community need physical evidence
of improvement. The physical implementation
initiatives area shown on Figure 53 are
summarized below.

NEBRASKA AVENUE MULTI-MODAL.
The Plan calls for Nebraska Avenue to become
the “Main Street” of the neighborhood. Thus, a
major redesign is needed the makes Nebraska
Avenue a “people place” and supports multiple
modes of transportation. Such multi-modal
streets are consistent with what people want
in 21st Century urban neighborhoods. Both the
City and TARTA are supportive of this initiative.
The infrastructure costs are projected to be in
the $7 to $10 M range. The first step toward
implementation is to fund a technical study to
determine the optimal physical design as well as
bus transit service operation.
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KEY STREET ENHANCEMENT.

Many of the neighborhood’s streets have
not been maintained or upgraded over the
years and contribute to a sense of blight and
obsolescence. The first step in correcting
this situation is to upgrade the key streets in
the neighborhood, the ones most travelled
on a daily basis. Basic enhancement would
include:
A. New sidewalks
B. Attractive streetlights
C. Street trees
D. Curbs and gutters
E. Pedestrian crosswalks
F. Repaving where needed
It should be noted that several streets in
the Junction Neighborhood were repaved in
2022.

THE JUNCTION STREET HERITAGE
DISTRICT.

Junction Street is a very 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. The
location of this street, however, is not conducive
to attracting large numbers of shoppers and
Junction Street is not viewed as a viable retail
destination. However, the area should be
enhanced as a historic/cultural resource and
could still support some small businesses. Thus,
enhancement of this street through building
rehab, conversion to residential uses, streetscape
enhancement and interpretive programming
to highlight the importance of this area will be
pursued.

NODES OF RETAIL.

Attracting new retail uses is a major
improvement called for by neighborhood
residents. Accordingly, three nodes of retail
development are proposed along Nebraska
Avenue at Detroit Avenue, Hawley Street and
Collingwood Boulevard. While these retail
nodes are proposed as new development,
they could include the rehabbing of existing
commercial buildings, where they exist. The
retail node at Hawley Street contains 2-3
existing buildings, owned by local residents
that could be suitable to rehab for new
businesses. Some of the commercial spaces
could also be part of mixed-use development
for the affordable housing program
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Swan Creek
Activation
Transforming Swan Creek into a major asset for
the neighborhood has been discussed in various
sections of this Plan. This initiative was first
raised through the Junction Neighborhood Choice
Plan and has already attracted broad-based
support. This initiative envisions connecting the
neighborhoods that Swan Creek runs through,
creating a strong connection to Downtown Toledo
and the Maumee Riverfront. It also envisions
creating new recreational and cultural attractions
along the creek, enhancing the quality-of-life for
the neighborhoods.
Metroparks Toledo, the regional open space and
recreational service provider, has been involved
in Plan meetings, and would be the primary
stakeholder involved in implementing the project.
Metroparks Toledo conceptually endorses this
initiative and is prepared to move it forward
if there is strong community support. Such
support exists. Key stakeholders supporting
this project include Junction residents, the City,
ConnecToldeo (downtown nonprofit), and the
Warehouse District.
Preliminary discussions with these stakeholders
indicate that there are good prospects for funding
opportunities. ConnecToledo, Metroparks
Toledo and the City are organizing to submit a
Connecting Communities grant application, due
IMPLEMENTATION

in six months, to fund a framework plan.
Funding also exists for the next five years to
obtain 50% funding to implement/construct
the improvement. Thus, there is a path
for implement the Swan Creek Activation
initiative within the next five years.
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The 6-Block
Initiative.

Gateway
Improvement.

The 6-Block Initiative is a proposal to build new
homes on vacant lots within a defined six-block
area. Plans are in place to carry this project out
over the next three years with five new homes
being built each year. Partners include the Lucas
County Land Bank, Maumee Valley Habitat of
Humanity, and local banks. All the new homes
will be occupied by homeowners with low- to
moderate-income. Five remaining vacant lots
exist and the City and LMH are working to find
market-rate homeowners for new homes on these
lots.

Neighborhood residents identified the
improvement of “gateways’ into the
neighborhood as a way to upgrade the
image of the area. Since most of the
neighborhood’s boundaries are formed
by I-75, Swan Creek, and railroads, most
entry points are defined by bridges and
underpasses. Enhancing these gateways
through blight elimination, signage and
landscaping would strengthen the image of
the neighborhood. Attractive gateways can
take many forms, including compatible new
development and public art, as shown in the
example images.

Examples of Gateways
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The Art
Tatum Zone.
Art Tatum was a great jazz musician who lived
and worked in the Junction Neighborhood. For
some time, the community has wanted to honor
his legacy through restoration of his house
and other improvements. Currently, Pastor
Sweeney of the Tabernacle Church has prepared
a grant application to fund this project. This
excerpt from the grant application describes the
cultural benefit the project would bring to the
neighborhood.
Art Tatum’s home has been in the Junction
Neighborhood of Toledo since the early 1900s
but hasn’t been used in more than 50 years. The
restoration of the home is currently underway
starting with the rebuilding of the foundation.
The goal is to create a museum and inspiration
complex, attracting tourists, locals, jazz
enthusiasts, students, teachers, and music
scholars. They will be able to learn about his
life and jazz through books and transcriptions,
recordings of private and public performances,
access to unpublished musical recordings, films
and documentaries, recordings of interviews, and
artifacts including a Steinway piano purchased by
Tatum. The museum will feature permanent and
special exhibitions designed to educate, inspire,
and entertain, raising the legacy of Art Tatum and
leading the way for a rebirth of jazz in Toledo.

IMPLEMENTATION

The Art Tatum House Museum and Inspiration
Complex will be the capstone to Toledo’s
existing Art Tatum programs including the Art
Tatum Jazz Heritage Society, the Art Tatum
African American Resource Center at the Kent
Branch Library, the Art Tatum Scholarship
Fund at the University of Toledo and the
Art Tatum Celebration Column (a sculpture
dedicated to Tatum in downtown Toledo). It
will become part of the great cultural legacy
of the Glass City, which includes the great art
collections at the Toledo Museum of Art.
Toledo has been undergoing a renaissance,
particularly in its downtown area, with the
addition of new businesses, new hotels, and
a new convention center. Older buildings
are being renovated as residential spaces.
Expanding that renaissance to other
neighborhoods is extremely important to
improve the economics for Toledo and all its
residents. Once the Art Tatum House Museum
and Inspiration Complex is complete, the
plan is to create the Art Tatum Zone, a vibrant
creative campus with spaces for recreation,
wellness, commerce, events, learning,
innovation and most of all—music, music,
music.

Art Tatum
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Figure 53. Neighborhood-Wide Initiatives
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TARGET HOUSING SITE
AREA IMPLEMENTATION

THS PHASE I DEVELOPMENT

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 publicsector investments represented in Figure 54,
Greater Target Housing Site Implementation
initiatives.

2023

DEVELOPER PARTNER

Figure 55 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 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,

LMH secures Developer Partner
for Target Housing

Environmental
Review
Completed

JULY

SEPTEMBER

TARGET HOUSING
SITE DESIGN

Target Housing Site
Project Design Begins

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-MCCLINTON NUNN FINAL
TRANSFORMATION
PLAN SUBMITTED

2024

NOVEMBER
OCTOBER

AUGUST

Target Housing Project
Phasing Developed

LMH submits Section 18
Demo/Dispo application for
Target Housing Senior Units

market-rate investment will be brought over to
the Junction Neighborhood.

PRELIMINARY
COSTS AND
BUDGET

DECEMBER

JANUARY

IDENTIFY POTENTIAL
FUNDING SOURCES

Figure 54. Target Housing Site Phase I Development, Preliminary Timeline

IMPLEMENTATION
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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 the
Junction Neighborhood to the Downtown, this
early alignment of interests is important.

made 2 – 4 years out generally have a
high probability of receiving State funding
from O-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.

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 initiatives. Preliminary discussions
with the City suggest that funding requests
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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
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 publicsector 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.

IMPLEMENTATION

Figure 55. Sequencing of Target Housing Site Area Improvements
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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 has upfront
public-sector investment to make the quality-oflife 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 build 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.
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