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Real estate Past disinvestment and prospective reinvestment

Stability Population trends and related quality-of-life issues

Neighborhood character Sense of place through the built environment

Walkability Proximity to community assets and condition of bike-ped infrastructure

Fiscal Economic costs and contributions of neighborhood elements to City

Economic opportunity Wealth-generating opportunities for residents

Engagement Resident participation in neighborhood

Environment Past land uses, natural resources, and current quality-of-life factors
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Neighborhood score:  Above average         Average          Below average

Executive Summary

Like most cities, and particularly legacy cities, 
Muncie faces many challenges, with limited re-
sources available to address them. Making strate-
gic decisions about how to allocate those resourc-
es is essential for shaping neighborhoods that are 
more vibrant, stable, and sustainable—and creat-
ing a healthier city.

The ReLocal tool provides a data-based frame-
work for tackling vacant and abandoned proper-
ties. Drawing on information from the parcel level 
to the citywide scale, ReLocal lays out sustainable 
long-range uses for neighborhoods and makes 
targeted, practical recommendations for how va-
cant buildings and empty lots can contribute to 
those long-range use plans.

Muncie was the site of ReLocal’s initial field test. 
The tool was applied to four residential neighbor-
hoods with older building stock in a range of con-
ditions: East Central, Industry, Old West End, and 
South Central. Westridge, a prosperous neighbor-
hood next to Ball State University, was used as a 
benchmark.

ReLocal was used to quantify distinctive neigh-
borhood strengths and challenges with 78 metrics 
across 8 categories. Every category measures a 
different neighborhood quality, using information 

from municipal and county governments, federal 
and state databases, and field surveys. The result-
ing framework highlights existing assets such as 
walkability, quality building stock, and resident 
engagement, along with issues such as falling 
property values, unemployment, and crime. A 
community survey was used to gather residents’ 
priorities for their neighborhood and influence 
categories’ importance.

The results chart a course for each neighborhood 
that builds on local strengths and emphasizes 
long-range stability and sustainability. A neigh-
borhood with committed residents, strong neigh-
borhood character, and community amenities will 
likely be recommended for long-term residential 
use at current or increased densities. A neighbor-
hood that is located in close proximity to natural 
features and affected by widespread vacancy and 
foreclosure may be recommended to return to 
natural habitat over the course of years or de-
cades. Still other neighborhoods are appropriate 
for residential uses at lower densities.

Targeted reinvestment can happen in neighbor-
hoods along the entire spectrum of sustainable 
uses. Yet resources should take different forms 
and have different goals in each neighborhood. 
Public funds should not go toward building new 
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houses on vacant land when a range of data sug-
gests that the neighborhood is trending away from 
residential use. And demolishing vacant houses 
that are in good condition in a neighborhood with 
stable population and strong community ameni-
ties is not an effective way to spend public dollars. 
Resources—money, time, and partnerships—are 
too scarce to use inefficiently.

In Muncie, the study neighborhoods fall along the 
spectrum of sustainable uses, each with specific 
opportunities and challenges.

East Central is a historic neighborhood east of 
downtown. Its stability, walkability, and charac-
ter make it well suited for more dense residential 
use. Strong neighborhood associations and com-
munity development organizations are potential 
partners for attracting new homebuyers and help-
ing to redevelop and repurpose a large amount of 
vacant land.

Old West End, an older neighborhood adjacent to 
downtown, has high architectural character, well-
maintained buildings, community amenities, and 
an active neighborhood association. These high-
light the opportunity to stabilize the neighbor-
hood.

Industry is a historically working-class neighbor-
hood notable for its committed residents and 
walkability, though population loss and declin-
ing property values make high-density residential 

use unsustainable. Lower-density uses like home-
steading would allow current residents to stay in 
place with expanded land holdings and help en-
sure that vacant properties are stewarded.

South Central is recommended for gradual tran-
sition away from residential use, due to a num-
ber of major challenges: population loss and high 
vacancy rates, few homeowners, high crime and 
fire rates, low-quality buildings, and widespread 
tax delinquency. South Central residents should 
be meaningfully engaged in planning the neigh-
borhood’s future, with particular attention to job-
creating uses.

Westridge was not recommended for changes 
due to its benchmark role. It has a strong real es-
tate market, stable community, and quality build-
ing stock. Though some limitations in walkability 
and economic opportunity stem from its exclu-
sively residential use and homogenous building 
stock, these do not negatively impact the health 
of the neighborhood.

Strategies for vacant properties vary according to 
the surrounding neighborhood’s long-range use. 
Construction quality, architectural character, and 
building condition inform specific recommenda-
tions at the property level.

For example, take a vacant building of average 
construction quality and medium architectural 
character that is in fair condition. In a neighbor-
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hood like East Central, the building would be rec-
ommended for stabilization or rehabilitation to 
support more residential density. In South Cen-
tral, the same building would likely be recom-
mended for demolition and replacement with a 
garden or natural habitat, to contribute to the 
neighborhood’s gradual transition away from 
residential use. Strategies for the same building 
in Industry or Old West End would vary according 
to local priorities and plans for nearby properties.

In full application, ReLocal provides an array of 
strategic recommendations at the parcel level 
for every vacant property in the study neighbor-
hoods. Local decisionmakers select specific strat-
egies based on other plans and available funding. 
For the pilot study in Muncie, a sample range of 
strategies is offered.

These targeted recommendations lay the ground-
work for coordinating multiple entities with differ-

ent roles and priorities. In situations with complex 
challenges and limited resources, collaboration 
is key—and ReLocal provides a solid framework 
for effective partnerships. It recommends tools 
to capitalize on every neighborhood’s strengths. 
It incorporates community priorities into long-
range thinking about neighborhood uses. And it 
sets a course for every neighborhood to be more 
stable and sustainable through strategic decisions 
at the property level.

ReLocal is a flexible, forward-looking framework 
for making local decisions—not a static set of pre-
scriptive orders. And it is based on local data and 
resident feedback, making it uniquely grounded 
in Muncie’s current conditions and opportunities.

Clockwise    Old West End, South Central, East Central,
                      Industry
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Introduction

Muncie, Indiana, is a community northeast of 
Indianapolis. Though never a large city—popula-
tion peaked at 76,000 in 1980—Muncie played an 
outsized role in regional and national manufac-
turing, education, and articulating an emerging 
national culture. The city was featured in a long-
term social research project as “Middletown,” a 
typical American community in the middle of the 
20th century. Muncie was home to the Ball Bros. 
manufacturing company for over a century, until 
headquarters moved to Colorado in 1998. Ball 
State University is still located in the city, serving 
more than 22,000 students.

The community-based Muncie Action Plan artic-
ulates a clear goal for the city: to create a pros-
perous and sustainable future that benefits the 
entire community. This future includes many 
community aspirations: an engaged community, 
more and better jobs, strong educational oppor-
tunities, conservation of the natural environment, 

effective social services and healthcare, and oth-
ers. Yet available time, energy, and money invari-
ably fall short of the resources that are needed to 
accomplish these items. Meanwhile, public fund-
ing in Indiana and elsewhere continues to shrink.

How can scarce resources be directed to best 
meet local goals? Funding and incentives have 
considerably more impact if they are focused in 
geographic areas rather than spread across the 
entire city or spent on scattered ad hoc projects. 
However, communities typically lack a consistent, 
defensible way to make decisions about how to 
best use limited resources.

ReLocal responds to this need by helping to tar-
get resources for vacant properties based on lo-
cal assets, long-term opportunities, and commu-
nity priorities. The tool is grounded in extensive 
multi-variable data: 78 metrics across 8 catego-
ries establish the framework for a spectrum of 
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sustainable, long-range neighborhood-level uses. 
This neighborhood context informs strategies for 
treating individual vacant properties, with the 
goal of directing resources for the most significant 
long-term impact. 

Munc ie

The ReLocal pilot project was conducted in Mun-
cie in early 2013. Muncie was an ideal laboratory, 
with challenges and opportunities common to 
many towns and cities dealing with population 
loss and working toward revitalization, as well as 
enthusiastic local partners who offered logistical 
support and on-the-ground assistance. The city it-
self was a workable size: with 27 square miles and 
just over 70,000 residents, it allowed field testing 
at a manageable scale and the ability to extrapo-
late lessons to smaller and larger communities.

We examined four study neighborhoods and one 
benchmark neighborhood selected by local part-
ners: East Central, Industry, Old West End, South 
Central, and Westridge. Each neighborhood con-
tains a different balance of population trends, 
physical and social resources, and economic pat-
terns. Westridge, a neighborhood adjacent to Ball 
State University with negligible population loss, 
was chosen to serve as a local benchmark.

How to  use  th i s  repor t

This report provides an overview of ReLocal and 
its field test in Muncie, Indiana. The report is 
structured in seven sections:

1. Executive summary
2. Introduction to the tool and Muncie
3. Overview of the ReLocal framework
4. Setting a course for neighborhoods
5. Strategies for vacant properties
6. Acknowledgments
7. Appendix

The Overview of the ReLocal framework provides 
a brief explanation of the tool’s structure; more 
detail is available in the appendix. Readers inter-
ested in a specific neighborhood should refer-
ence the analysis in Setting a course for neighbor-
hoods. This section, as well as the property-level 
strategies presented in the following section, will 
be of particular use to municipal staff, land bank 
officials, local politicians, and neighborhood and 
citywide organizations seeking to make the most 
effective decisions about vacant properties across 
a range of neighborhoods.
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ReLocal Framework

The ReLocal tool includes eight categories that 
measure neighborhood vitality and sustainabil-
ity as residential neighborhoods. The categories 
span market forces and opportunities, the built 
and natural environments, and social capital. 
Each category is comprised of 6 to 14 metrics 
from a variety of sources and scales that identify 
strengths and challenges at the neighborhood 
level. In total, there are 78 metrics, 64 of which 
were used in the Muncie field test. The remain-
ing metrics were not used because the metric was 
not applicable, information was not available, or 
available data was not up-to-date.

Each metric identifies neighborhood perfor-
mance for a specific element: foreclosures, archi-
tectural character, and the presence of neighbor-
hood associations, to name a few. However, not 
every metric is of equal importance. For example, 
public art is of value, but less significant in evalu-

ating long-term neighborhood health than the 
condition of the local building stock. Nearby med-
ical services are an asset, but less important at a 
neighborhood level given that most households 
own at least one car. Consequently, each metric 
was assigned a weight relative to other metrics 
in the same category. These weights reflect the 
importance of each metric in contributing to a 
healthy neighborhood, and are applied when ag-
gregating metrics into categories.

Similarly, each category was assigned a weight to 
reflect its relative importance to long-term neigh-
borhood health. Then, a community survey was 
used to gauge local priorities. Residents of the 
five neighborhoods were asked to rate the neigh-
borhood elements that were most important to 
them in an online survey. The results were used 
to adjust each category’s weight according to its 
relative importance to the community.
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REAL ESTATE

Property value changes
Sales*
New construction
Renovation
Vacant land
Vacant buildings
Foreclosures
Tax delinquency
Affordability
Diversity of unit size
Community development cor-
poration
Views*

STABILITY

Population change
Economic integration
Diversity*
Owner occupancy
Long-term residents
Signal population trends
Demolition permits
Crime
Fire calls

NEIGHBORHOOD 
CHARACTER

Building quality
Architectural character
Building condition
National Register historic 
districts

Local historic districts
Design guidelines
Public art
Maintenance of public spaces

WALKABILITY

Street grid
Sidewalkability index
Sidewalk condition*
Public transportation
Bike routes
Walking trails
Traffic
Schools
Neighborhood business district
Proximity to downtown*
Public facilities
Medical services
Walk Score

FISCAL

Property value/acre
Property tax generation
Sales tax generation*
Density*
Density potential*
Value of public infrastructure*
Infrastructure depreciation*
Demolition to rehabilitation 
ratio
Availability of intervention tools
Use of intervention tools*

ECONOMIC OPPORTUNITY

Aggregate household income
Aggregate purchasing power
Purchasing power per acre
Employment centers
Neighborhood business district
Business association
At-home businesses*
Households with high-speed 
internet*
Immigrant in-migration*
Unemployment rate

ENGAGEMENT

Civic associations
Senior organizations
Youth organizations
Third places*
Voter registration*
Voter participation*

ENVIRONMENT

Neighborhood park
Topography*
Embodied energy*
Tree cover
Water
Floodplains
Brownfields*
Air/odor pollution
Noise
Graffiti

* This metric not used in Muncie field test.

ReLoca l  Met r i cs
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This section presents the results of the ReLocal 
tool for neighborhood context and direction. It 
highlights strengths, challenges, and opportu-
nities for each neighborhood by category, then 
combines them in the ReLocal framework to rec-
ommend stable, sustainable uses for the study 
neighborhoods.

Residential neighborhoods facing widespread 
vacant and abandoned properties fall along a 
spectrum of long-range uses. Some neighbor-
hoods have the potential to gain population and 
increase in density, while others may stabilize at 
current density levels. Some neighborhoods do 
not possess the qualities to sustain residential 
use over the long term. Still other neighborhoods 
fall between these points, with the potential to 
gain some residents but not return to peak den-
sity levels, or to lose some residents but stabilize 
at a lower density.

None of the Muncie study neighborhoods is 
recommended for immediate transition to non-
residential use. Each neighborhood holds unique 
assets and committed residents. The challenge 

comes with making strategic choices that will 
make neighborhoods stronger and more stable—
for some, as they gain population or stabilize with 
the current population; for others, as they gradu-
ally transition away from residential use.

This analysis of, and vision for, neighborhood con-
text is a fundamental component of ReLocal. It 
enables decisions about individual properties to 
be part of a broader long-range strategy based on 
real data, not simply ad hoc decisions made par-
cel by parcel. Vacant and abandoned properties 
should be addressed differently in different neigh-
borhoods, based on the most stable use for each 
neighborhood. And that neighborhood use must 
develop from credible data and community prior-
ities within a strategic comprehensive framework.

Setting a Course for Neighborhoods

Abandon 
residential 

use

Rapid
transition from 
residential use

Gradual 
transition from 
residential use

Moderate 
stabilization
opportunity

Strong
stabilization
opportunity

Repopulation
opportunity

Spectrum of sustainable neighborhood uses

Above average

Average

Below average

Neighborhood Scores
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East  Cent ra l

The East Central neighborhood is located north-
east of downtown Muncie and bounded by the 
White River to the north and east, railroad tracks 
to the south, and Madison to the west. It spans 
301 acres and had a population of 1,196 residents 
in 2010. In the ReLocal community survey, resi-
dents valued neighborhood character the most, 
followed closely by the environment. They also 
felt that stability, community engagement, walk-
ability, and real estate were important. Economic 
opportunity was rated as somewhat important.

 REAL ESTATE

East Central has an average real estate score. 
The neighborhood’s range of unit sizes makes it 
appropriate and affordable for a range of house-
hold types and incomes. Despite a high number 
of foreclosures in Muncie in the past five years 
(2008-2012), only one foreclosure occurred in 
East Central during the same period. An increas-
ing college-age population suggests an expanding 
rental market for the neighborhood.

Signs of stagnancy are mitigated by other factors. 
The neighborhood has not seen any new con-
struction recently, but some rehabilitation work 

is occurring. Six percent of properties are tax-
delinquent; however, these represent less than 1 
percent of the total assessed value of the neigh-
borhood. Nearly a quarter of the neighborhood’s 
land is vacant. Properties in East Central gained 
value in the last ten years, but only by 4.2 percent 
overall. Meanwhile, the average assessed value of 
buildings fell by almost $3,000, or 7.1 percent of 
the average building’s value.

 STABILITY 

East Central has an average stability score, which 
indicates a fair climate for long-term investments 
in the neighborhood as a residential area. The 
neighborhood lost 16 percent of its population 
between 2000 and 2010, and more than 40 per-
cent of building permits in the past two years 
have been issued for demolitions. Owner oc-
cupancy is lower than Muncie’s average. How-
ever, half of all East Central residents have lived 
in the same house for more than 9 years, while 
nearly 20 percent have lived there for more than 
14 years. People are committed to the neighbor-
hood. And local economic integration is very high: 
the proportion of households in three out of four 
income quartiles is evenly distributed, pointing to 
a healthy range of incomes. (See appendix for fur-
ther explanation of economic integration.)
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 NEIGHBORHOOD CHARACTER 

East Central has the highest neighborhood char-
acter score among the five neighborhoods, which 
indicates a strong, distinctive sense of place. Its 
building stock is unique and well constructed: the 
neighborhood scores high in architectural charac-
ter, building construction quality (as rated by the 
City of Muncie), and building condition. The Emily 
Kimbrough Local Historic District, the only locally 
designated district in Muncie, contains 16 percent 
of all buildings in the neighborhood and has as-
sociated design guidelines to protect the district’s 
historic built character. Two National Register his-
toric districts contain nearly 40 percent of neigh-
borhood buildings. (One of these districts over-
laps with the local historic district.) East Central 
also has a high public space score.

 WALKABILITY 

East Central has the highest walkability score 
among the five neighborhoods and 80 percent of 
the possible maximum score. This indicates that 
the neighborhood has good pedestrian ameni-
ties, including a location in close proximity to 
necessary goods and services. Nearly every build-
ing in the neighborhood is within a half-mile of 
a school, neighborhood business district, walking 
trail or greenway, and other public facility (fire 
station, police station, library, museum, or park). 
More than half of the local streets are bicycle-
friendly, and the neighborhood scores well above 
the city average for the density of street grid and 
linear feet of sidewalks.

 FISCAL 

East Central has an average fiscal score, which in-
dicates an uneasy balance between the density 
of built infrastructure (such as buildings) and a 
high amount of demolition that is removing that 
infrastructure. Property value per acre is high due 
to the high concentration of buildings. However, 
demolition overshadows new construction and 
rehabilitation activity: 42 percent of all building 
permits are issued for demolition work.

 ECONOMIC OPPORTUNITY 

East Central has an average economic opportuni-
ty score, with a fair number of local job opportu-
nities but individual employment and household 
incomes that are well below the citywide average. 
The neighborhood holds slightly less than one job 
for every two residents, above average for local 
employment. However, 15 percent of neighbor-
hood residents over age 16 are unemployed—
comprising 27.9 percent of the total labor force—
while an additional 46.4 percent are not even in 
the labor force. This rate of non-participation in 
the labor force likely reflects a number of factors, 

Architectural 
character

LOW MEDIUM HIGH LANDMARK

Building quality

BELOW 
AVERAGE

AVERAGE ABOVE 
AVERAGE

Building condition

VERY POOR/ 
POOR

FAIR/GOOD VERY 
GOOD

East Central residents rated neighbor-
hood character as very important: 
4.7 on a 5-point scale. This high value 
suggests that character plays a strong 
role in resident satisfaction—or at least 
in the satisfaction of the more engaged 
residents likely to take such a survey.
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including people who cannot work, do not work 
by choice, former jobseekers who have become 
discouraged, and potential workers who never 
enter the labor force due to actual or perceived 
market conditions. Additionally, 10 percent of 
East Central residents are over 65, many of whom 
are likely not in the labor force.

The neighborhood’s median and mean household 
incomes are 25 to 30 percent below the city av-

erage. When household incomes are aggregated, 
the entire neighborhood’s purchasing power is 
slightly below the average of the five neighbor-
hoods.

 ENGAGEMENT 

East Central has one of the top engagement 
scores, which indicates a high level of resident 
commitment and activity. The neighborhood con-
tains two active resident associations, the East 

EAST 
CENTRAL

INDUSTRY OLD WEST 
END

SOUTH 
CENTRAL

WESTRIDGE MUNCIE

EAST 
CENTRAL

INDUSTRY OLD WEST 
END

SOUTH 
CENTRAL

WESTRIDGE

Average household income

Aggregated neighborhood income

= $10,000

= $1,000,000

Neighborhood purchasing power*

$30,004
$36,134

$22,792 $24,118

$74,373

$40,087

$15.4M $27.5M $20M $11.1M $22.8M

EAST 
CENTRAL

INDUSTRY OLD WEST 
END

SOUTH 
CENTRAL

WESTRIDGE

$18.7m

$30.5m $28.2m

$14.7m $16.8m

*Neighborhood purchasing power is calculated according to number of households
and the proportion of income they spend.
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Central Neighborhood Association and the Emily 
Kimbrough Neighborhood Redevelopment Com-
mittee; both have monthly board meetings. In 
addition to these opportunities for involvement, 
East Central has excellent access to resources for 
seniors and youth: three organizations serving se-
niors and three serving youth are located within a 
quarter-mile of the neighborhood.

 ENVIRONMENT 

East Central has an average environmental score, 
which reflects nearby natural resources but a high 
noise level. It has excellent access to water, with 
the White River to the north and east: nearly half 
of all properties are within a quarter-mile of the 
river, and 95 percent are within a half-mile. A no-
table portion of the neighborhood’s land area (11 
percent) does fall in a floodplain, but only 2.4 per-
cent is developed land. This is primarily one large 
parcel with a small building on it. The average 
noise level in the neighborhood is 73 decibels, 
which falls in the “normally unacceptable” range 
for the federal Department of Housing and Ur-
ban Development. When a HUD-funded project is 
proposed for a site with noise levels between 65 
and 75 dB, special approvals and noise attenua-
tion are required.

NEIGHBORHOOD RECOMMENDATIONS

East Central has significant assets, both now and 
looking to the future. The neighborhood is cen-
trally located, with excellent access to downtown, 
the White River, and public amenities such as 
schools, libraries, museums, and organizations 
that serve youth and seniors. Trails, sidewalks, 
and bike-friendly streets make it possible for resi-
dents to walk or cycle to destinations within and 
nearby the neighborhood. Resident longevity 
underscores that East Central is a good place to 
live: half of residents have not moved in the past 
9 years, and 20 percent have been in the same 
house for more than 14 years.

A distinctive built environment helps East Cen-
tral to stand out—and to welcome a range of 
people in. The neighborhood contains one local 
historic district and two National Register historic 
districts, designated due to outstanding architec-
tural and historical significance. Even outside the 
historic districts, buildings are unique, well built, 
and well maintained. A range of small, medium, 
and large housing units makes it possible for 
households and families with diverse incomes to 
live in the neighborhood. East Central had fewer 
foreclosures than other parts of Muncie.

The neighborhood has a large quantity of va-
cant land in both individual and adjacent parcels, 
which presents an opportunity for infill housing, 
urban gardens, pocket parks, and other creative 
uses of space. Though some rehabilitation work 
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is occurring, demolitions are gradually eroding 
the building stock that characterizes the neigh-
borhood. While East Central’s Emily Kimbrough 
National Register Historic District has a higher 
percentage of building permits than in the sur-
rounding neighborhood, it also has more demoli-
tion permits.

East Central is recommended for increased resi-
dential density. This does not necessarily mean 
that the neighborhood will return to its peak den-
sity, but it does mean that policies and programs 
should give priority to retaining existing residents 
and attracting new residents through incentives 
and development. On the property level, it means 
that decisions around properties with average or 
better construction quality, medium or high archi-
tectural character, and in fair to good condition 
will be weighted towards high or highest priority 
for retention, with an according range of strate-
gies. (See section 5 for property-level strategies.)

I ndus t ry

The Industry neighborhood is located southeast 
of downtown Muncie and bounded by railroad 
tracks to the north, Ohio and Macedonia to the 
east, and East 12th/Memorial Drive to the south. 
Walnut, Willard, and Madison comprise the west-
ern boundary. The neighborhood spans 417 acres 
and had a population of 1,868 residents in 2010. 
No Industry residents responded to the ReLocal 
community survey, so the community weighting 
factor was not applied in the neighborhood.

 REAL ESTATE 

Industry has a below average score for real estate. 
The total assessed value of the neighborhood de-
creased significantly between 2002 and 2012 – 
by $4.1 million, or 8.9 percent of total assessed 
value. This was driven by a large drop in assessed 
improvement value of $6.1 million; the assessed 
value of the land actually increased during this 
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period for the majority of the neighborhood. No 
new construction has occurred recently, and the 
demolition rate outpaces both additions and al-
terations. A notable number of buildings (14 per-
cent) and land area (16 percent) are vacant. Ten 
percent of properties are tax-delinquent, repre-
senting 1.1 percent of the neighborhood’s total 
assessed value—and over 11 percent of all tax-
delinquent properties in Muncie.

 STABILITY 

Industry has a relatively high stability score, re-
flecting a high homeownership rate and many 
long-term residents. Nearly 61 percent of resi-
dents own their homes, well above the city’s av-
erage of 51 percent. And Industry residents have 
been there for a long time: 75 percent have lived 
in the same house for more than 9 years, 53 per-
cent have lived there for more than 14 years, and 
13 percent last moved in 1969 or earlier. This level 
of longevity is notable.

The neighborhood does face some challenges. It 
lost 14.6 percent of its population between 2000 
and 2010, and 45 percent of building permits in 
the past two years have been issued for demoli-
tions. Additionally, its crime rate is relatively high, 
and it contained 4 percent of all building fires in 
Muncie from 2009 to 2011.

 NEIGHBORHOOD CHARACTER 

Industry has an average score for neighborhood 
character. Building condition is good, with 80 per-
cent of the local buildings rated as being in good 
or very good condition. However, construction 
quality and architectural character are both low. 

The neighborhood does not contain any locally or 
nationally designated historic districts, but it does 
hold Heekin Park, a very large public park that 
contains some public art.

 WALKABILITY 

Industry has a high walkability score, indicating 
that it is a very walkable neighborhood with close 
proximity to some amenities. Traffic volume is 
well below Muncie’s average and the street grid 
is well connected. And there is much to walk to. 
Most properties in the neighborhood are within a 
half-mile of a community center and other public 
facilities such as a library, park, museum, or fire 
and police stations. More than 85 percent are 
within a quarter-mile of neighborhood business 
districts in neighboring South Central. However, 
few Industry residents are within an easy walk 
of a greenway or hospital. Several bus lines run 
through the neighborhood.

 FISCAL 

Industry has an average fiscal score. Like the oth-
er study neighborhoods, it has a density of built 
infrastructure that represents a significant in-
vestment. Aggregated property value is close to 
$100,000 per acre. However, that infrastructure is 
gradually being eroded: 45 percent of all building 
permits in the neighborhood in the past two years 
were issued for demolitions.

 ECONOMIC OPPORTUNITY 

Industry has one of the highest economic op-
portunity scores of the five neighborhoods, with 
good local job opportunities and high aggregated 
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purchasing power. The neighborhood holds about 
one job for every two people who live there. De-
spite this, more than half of Industry residents 
over 16 are unemployed (13.3 percent) or not in 
the labor force (43 percent). Non-participation in 
the labor force may be by choice, lack of appro-
priate opportunities or frustration with the labor 
market, or residents who are retirement-age.

Average household income is 90 percent of the 
city’s average. When household incomes are ag-
gregated, Industry’s purchasing power is higher 
than that of the Westridge neighborhood.

 ENGAGEMENT 

Industry has a high engagement score. Its neigh-
borhood association is active, with monthly meet-
ings. Two youth organizations and three senior 
organizations are located within a quarter-mile 
of the neighborhood, serving both younger and 
older residents. Despite this engagement score, 
no residents responded to the ReLocal survey. 
This may be because of the outreach method (re-
questing that one or two local contacts spread the 
word via email) or the format (an online survey).

 ENVIRONMENT 

Industry has an average environmental score. It 
is not particularly close to a water feature such 
as the White River, but this also means that no 
properties fall within a floodplain. Compared to 
the other four neighborhoods, Industry has a 
high number of recorded trees—2.5 per acre. The 
neighborhood’s average noise level is lower than 
the other study neighborhoods at 63 decibels. 
HUD rates this an “acceptable” noise level.

NEIGHBORHOOD RECOMMENDATIONS

Industry has a number of strengths. Residents are 
extremely committed to the neighborhood, as 
evidenced by high homeownership rates, many 
long-term residents, and an active neighborhood 
association. This commitment is a significant in-
tangible asset that manifests itself in physical evi-
dence such as well-maintained buildings.

The neighborhood is also highly walkable. It con-
tains or is near to a community center and other 
public facilities, neighborhood businesses, Heekin 
Park, and senior and youth organizations. And 
good street connectivity, low traffic volume, and 
many trees should make Industry feel very walk-
able. No bus lines run near the neighborhood, but 
that can be changed.

Other challenges are more persistent. The local 
building stock is of relatively low quality, with little 
architectural character. This is reflected in declin-
ing building values, even as land values increase—
crosswise trends that indicate a change in use. 
The neighborhood has seen very little new con-
struction recently, and demolition is much more 
prevalent than reinvestment in existing buildings. 
Vacancy rates are relatively low compared to 
other study neighborhoods, though a medium to 
high rate of population loss (just under 15 percent 
from 2000 to 2010) threatens to increase vacancy. 
A high rate of tax delinquency (10 percent) could 
contribute to disinvestment and demolition, 
along with demolitions driven by increasing land 
value and decreasing building value.
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Looking forward, Industry is recommended for 
stabilization as a lower-density residential neigh-
borhood. Low construction quality and high crime 
rates make the neighborhood an unlikely pros-
pect for potential homebuyers and residents, and 
thus long-term public investment in residential 
uses. While a residential core around Heekin Park 
is a promising location for targeted investment, 
the rest of the neighborhood offers an opportu-
nity to support committed existing homeowners 
while not incentivizing additional residential de-
velopment. On the property level, this means that 
demolition of and reinvestment in vacant build-
ings could both be viable strategies: residential 
use, side lots, community gardens, and parks all 
have a place in a less dense neighborhood. Resi-
dential infill should not be a priority. Decisions 
around vacant and abandoned properties should 
rely heavily on the location of a vacant lot or the 
construction quality, architectural character, and 
condition of a vacant building. (See section 5 for 
property-level strategies.)

Old  West  End

Old West End is located directly west of down-
town Muncie and bounded by the White River to 
the north and west, railroad tracks to the south, 
and Liberty to the east. It spans 348 acres and had 
a population of 1,673 residents in 2010. Old West 
End residents felt that neighborhood character 
and stability were very important in the ReLocal 
community survey. Community engagement, the 
environment, real estate, walkability, and eco-
nomic opportunity were rated as important.

 REAL ESTATE 

Old West End has a high real estate score, which 
indicates a strong foundation for future invest-
ment. The total assessed property value in the 
neighborhood increased by $1.8 million over the 
last ten years (a 3.7 percent increase), with in-
creases in assessed improvement value contribut-
ing $1.1 million. Some alterations and additions 
are occurring, along with a small amount of new 
construction. Vacant land constitutes a relatively 
low portion of total area—under 10 percent. 
The neighborhood has a good diversity of unit 
sizes and is relatively affordable for housing and 
transportation, which together cost 45.2 percent 
of household income—below the city’s average. 
And stakeholders are actively working to improve 
the neighborhood: five community development 
organizations complete rehabilitation and/or new 
construction projects in Old West End each year.

Old West End does face major challenges. Nearly 
one in every ten properties is tax-delinquent, and 
over 20 percent of the buildings in the neighbor-
hood are vacant. Furthermore, property value 
per acre may fall over time if the current rate of 
demolition continues, as lower-value vacant lots 
replace buildings.

 STABILITY 

Old West End has one of the lowest scores for 
stability. Though the neighborhood also has an 
above-average increase in a signal population—
foreign-born residents, a population that has in-
creased in Muncie in the last ten years—it lost 
20 percent of its residents between 2000 and 
2010. Only 21.3 percent of households own their 
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homes—half the city average—and a relatively 
low proportion of residents (36 percent) have 
lived in the same house for more than 9 years. 
Crime and fire rates are high. Nearly 40 percent of 
recent building permits were issued for demoli-
tion. And the neighborhood’s economic integra-
tion is low, with a spread of 36 percentage points 
between the lowest and highest income quartiles. 
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In the ReLocal community survey, Old 
West End residents felt that stabil-
ity was one of the most important 
neighborhood qualities.

Economic integration, as shown by household median income
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 NEIGHBORHOOD CHARACTER 

Old West End has an average neighborhood char-
acter score, which reflects a wide range of build-
ing conditions and architectural character. Nearly 
30 percent of buildings are rated as having high or 
landmark character. The neighborhood does con-
tain two National Register-listed historic districts 
that include 37 percent of properties and 42 per-
cent of land area in Old West End. These historic 
districts indicate that the buildings are significant 
and retain a high degree of integrity, but the Na-
tional Register designation is not associated with 
a local ordinance or review board. Thus, buildings 
can be altered—and their integrity lowered—
with no review.

Overall building condition in the neighborhood 
is good, but construction quality is relatively low, 
with just 40 percent rated as average or above 
average by city inspectors. The ReLocal commu-
nity survey indicates that Old West End residents 
hold neighborhood character as one of the most 
important neighborhood qualities, along with sta-
bility.

 WALKABILITY 

Old West End has an average walkability score. 
The neighborhood has excellent access to public 
transportation, with over 90 percent of bulidings 
within a quarter-mile of a bus line. It is also very 
close to trails and greenways, a neighborhood 
business district, and public facilities such as li-
braries, parks, museums, and fire and police sta-
tions. However, getting to these amenities may 
not be easy without a car. The neighborhood is 
not particularly bicycle-friendly, as rated by Mun-
cie residents, and sidewalks run on only one side 
of many roads. This is despite a relatively low traf-
fic volume and high density of street connections 
that should generally make walking more pleas-
ant and interesting.

 FISCAL 

Old West End has an average fiscal score. The 
aggregate assessed property value per acre was 
nearly $146,000—evidence of significant invest-
ment in the built environment over time. From 
2002 to 2012, the value of improvements per acre 
rose by 3 percent. This minor increase stands in 
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contrast with declining values in the other three 
study neighborhoods. However, over the past two 
years, the neighborhood has seen a very high pro-
portion of demolition to rehabilitation and new 
construction. Demolition reduces property values 
by subtracting building value, and is likely to nega-
tively impact the value of nearby buildings.

 ECONOMIC OPPORTUNITY 

Old West End has the highest economic oppor-
tunity score, largely due to a high number of lo-
cal jobs, relatively extensive neighborhood busi-
ness districts, and high aggregated purchasing 
power. The neighborhood contains 0.56 jobs per 
resident, perhaps linked to the presence of many 
commercial or mixed-use properties—nearly 
10 percent of the neighborhood’s buildings. Old 
West End has an unemployment rate roughly 
equal to the city as a whole, with over half of resi-
dents over age 16 unemployed or not in the labor 
force. Median and mean household incomes are 
both low—roughly half those of the city—but the 
neighborhood’s aggregated purchasing power is 
high.

 ENGAGEMENT 

Old West End has a very high engagement score, 
reflecting a high level of resident engagement and 
social amenities. Its neighborhood association is 
very active and regularly attracts 20 to 30 people 
to monthly meetings. Two youth organizations 
and two senior organizations are located within 
a quarter-mile of the neighborhood, providing so-
cial activities for younger and older residents.

 ENVIRONMENT 

Old West End has an average environmental 
score, which reflects a balance of natural assets 
with challenges such as floodplains and noise. The 
neighborhood has 3.1 trees per acre, the highest 
number of all five neighborhoods. It also has ex-
cellent access to the White River, with 61 percent 
of properties within a quarter-mile and all proper-
ties within a half-mile of the river. However, this 
proximity means that 20 percent of Old West End 
lies in a floodplain, including 9.3 percent of the 
developed land (mostly two large industrial par-
cels). The noise levels in the neighborhood are 
high, with an average level of 71.6 decibels. This 
falls in HUD’s “normally unacceptable” range.

NEIGHBORHOOD RECOMMENDATIONS

One of Old West End’s primary strengths is its 
affordable, high-character built environment, 
though that is being eroded by demolition. The 
neighborhood has seen rising property values 
over the last decade, including increasing values 
of building improvements, but housing remains 
more affordable than the city average. Both 
residents and community development corpora-
tions are investing in local properties through al-
terations, additions, and some new construction. 
Buildings are in good condition, and many have 
high or landmark character. Property value per 
acre is relatively high. However, high rates of de-
molition threaten neighborhood character—and 
long-term value. Property values may fall over 
time if demolitions continue.
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Like other neighborhoods examined in this study, 
Old West End is extremely walkable. It has excel-
lent access to neighborhood business districts 
and downtown, public facilities, youth and senior 
organizations, and natural assets like the White 
River. Bus lines, trails, and greenways offer op-
tions for moving around without a car. Low traffic 
volume, trees, and good street connectivity make 
walking and cycling relatively pleasant, though 
more sidewalks and cycling infrastructure would 
improve the experience.

Old West End has recently seen the start of an 
active, engaged neighborhood association, but 
population stability is a significant problem. The 
neighborhood lost one-fifth of its population 
between 2000 and 2010. Homeownership rates 
are low and long-term residents few. One in five 
buildings is vacant, along with nine percent of 
land area; a high number of tax-delinquent build-
ings raises the risk of additional demolitions and 
more vacant land. High crime and fire rates likely 
discourage potential residents and homebuy-
ers. An above-average increase in foreign-born 
residents may point to an opportunity to attract a 
new population by highlighting the area’s afford-
ability, walkability, and unique building stock.

Old West End is recommended for stabilization 
as a residential neighborhood with roughly its 
current density. The neighborhood contains the 
“bones” of a healthy neighborhood along with its 
many challenges, and a strong potential partner 
in the Old West End Neighborhood Association. 
For vacant properties, this means that a build-
ing’s priority for retention depends heavily on its 
quality, character, and condition. Residential infill 
should not be a priority. (See section 5 for proper-
ty-level strategies.)

South  Cent ra l

The South Central neighborhood is located south 
of downtown Muncie and bounded by railroad 
tracks to the north; Walnut, Willard, and Madison 
to the east; East 12th/Memorial Drive to the south, 
and Liberty to the west. It is one of the geographi-
cally smallest neighborhoods examined for this 
study, spanning 160 acres. With 1,194 residents 
in 2010, it is also very dense. 

 REAL ESTATE 

South Central has a low real estate score, reflect-
ing relatively high rates of tax delinquency and 
foreclosure, a significant amount of vacancy, and 
overall loss of property value. Fifteen percent of 
all buildings and 20 percent of land area in the 
neighborhood are vacant. Nearly 11 percent of 
properties are tax-delinquent; these comprise 6 
percent of all tax-delinquent properties in Mun-
cie. Six foreclosures in the last five years repre-
sent only 1.2 percent of the neighborhood’s 
buildings, but almost 5 percent of all foreclosures 
in the city. No new construction and very little re-
habilitation activity are overshadowed by a high 
amount of demolition activity. Though the change 
in total assessed value in South Central was not 
enormous—a loss of $701,000, or $1,079 per 
property—the change in assessed improvements 
(buildings) was notable. The neighborhood lost 
$2.2 million in assessed improvements, repre-
senting an 11 percent decrease in total building 
value. This trend is particularly evident west of 
Walnut Street.

On the positive side, one community develop-
ment organization works in the neighborhood. 
And South Central has a high diversity of unit size: 
Though the average unit size is smaller than in 
most of the other five neighborhoods, a variety 
of unit sizes are available to meet various space 
needs and price points.

 STABILITY 

South Central has the lowest stability score 
among the five neighborhoods. Forty-two per-
cent of residents have been in the same house for 
9 years or more, with 20 percent there for more 
than 14 years. But the neighborhood lost 22 per-
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cent of its population between 2000 and 2010, a 
loss reflected in a high proportion of demolition 
permits. The local homeownership rate is low, just 
40 percent. Household income spread is also un-
even, with more than 76 percent of households 
falling in the lowest two income quartiles (both 
making less than $35,000 per year). The crime 
rate in South Central is high, with an average of 
45 police incidents each year, and the fire rate is 
uncommonly high: 53 reported building fires each 
year in a neighborhood with only 520 buildings.

 NEIGHBORHOOD CHARACTER 

South Central has the lowest neighborhood char-
acter score of the study neighborhoods—half the 
score of the next lowest in this category, Old West 
End. Nearly 60 percent of the neighborhood’s 
buildings were rated as having low character; only 
7 percent were rated as having high or landmark 
character. The neighborhood’s buildings are gen-
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erally in good condition, but less than a quarter 
(23 percent) of were given average or above av-
erage ratings for construction quality by the City.

 WALKABILITY 

South Central has a high walkability score. Over 
40 percent of its streets are rated bicycle-friendly. 
Many sidewalks and a high degree of street con-
nectivity make it a pedestrian-friendly environ-
ment. Every property in the neighborhood is with-
in a quarter-mile of a bus line, a neighborhood 
business district, and at least one public facility 
(library, museum, fire station, and/or police sta-
tion). Nearly every property is within a half-mile 
of a primary or secondary school. Two notable ex-
ceptions to the walkability of the neighborhood 
are the lack of trails and greenways within a half-
mile and very poor access to medical facilities. 
Walkability was one of the top-rated categories in 
the ReLocal community survey, scoring 4.5 on a 
5-point scale of importance.

 FISCAL 

South Central has a low fiscal score, with a high 
number of demolitions. The property value per 
acre (including both land and buildings) is relative-
ly high. In fact, at $146,945 per acre, it is the high-
est of the four study neighborhoods, and nearly 
double Muncie’s citywide average of $76,443 per 
acre. But demolition permits from 2011 to early 
2013 comprised 59 percent of all building permits 
in the neighborhood, and just over 3 percent of all 
the buildings in the neighborhood.

 ECONOMIC OPPORTUNITY 

South Central has a low economic opportunity 
score, which indicates major challenges for lo-
cal households. More than 22 percent of neigh-
borhood residents over age 16 are unemployed, 
and an additional 42 percent are not in the labor 
force, either by choice or lack of opportunity. Me-
dian and mean household incomes are roughly 
half of those of the city as a whole. Few local jobs 
are available: only one job exists for every five 
residents. There appear to be opportunities in 
neighborhood business districts along a few cor-
ridors, though; more than 7 percent of South Cen-
tral properties contribute or could contribute to a 
neighborhood business district.

 ENGAGEMENT 

South Central has a low engagement score. It has 
a neighborhood association, but it has few for-
mal meetings per year. Two youth organizations 
and two senior organizations are located within a 
quarter-mile of the neighborhood. 

Architectural 
character

LOW MEDIUM HIGH LANDMARK

Building quality

BELOW 
AVERAGE

AVERAGE ABOVE 
AVERAGE

Building condition

VERY POOR/ 
POOR

FAIR/GOOD VERY 
GOOD

South Central residents rated walk-
ability and the environment as very 
important in the ReLocal community 
survey. Real estate was rated as only 
somewhat important.
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 ENVIRONMENT 

South Central has a low environmental score, with 
high noise levels and few natural resources near-
by. The average noise level in the neighborhood 
is 71 decibels, which falls in the “normally unac-
ceptable” range for HUD and would require spe-
cial approvals and noise attenuation for a HUD-
funded project. Less than 1 percent of properties 
are within a half-mile of the White River, making 
that feature relatively inaccessible by foot. The 
neighborhood has average tree cover, as reflected 
in the number of recorded trees per acre (1.5). 
The environment was one of the top-rated cat-
egories in the ReLocal community survey, scoring 
4.5 on a 5-point scale of importance.

NEIGHBORHOOD RECOMMENDATIONS

South Central is a well-positioned neighborhood. 
It is close to downtown, neighborhood business 
districts, public facilities, schools, and senior and 
youth organizations. It is very walkable and has 
bike-friendly streets. It also has some built as-
sets: well-maintained buildings with diverse unit 
sizes that accommodate a range of incomes and 
households. The total value of local buildings has 
decreased over the past decade, but land value 
has increased significantly and property value per 
acre is high. Among the study neighborhoods, 
South Central has a relatively low amount of va-
cant land (15 percent).

Yet construction quality is a major issue, and signs 
point to increasing amounts of vacant land in the 
future. Building stock is generally low quality, and 
the cumulative drop in assessed building value 
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is significant: $2.2 million over ten years, an 11 
percent decrease. No new construction is occur-
ring in the neighborhood, and demolitions have 
outpaced rehabilitation activity by far. That rate 
reflects a difficult reality. Just over 20 percent of 
the neighborhood’s population moved away in 
the last decade—the highest loss of all five neigh-
borhoods—and the vacancy rate in local buildings 
is nearly equivalent. One in every ten properties 
in South Central is tax delinquent.

The neighborhood also lacks indicators of wide-
spread resident commitment—and factors that 
might entice new residents to move in. The ho-
meownership rate is low. Relatively few residents 
have lived in South Central for a long time. Crime 
rates are high, and roughly one fire for every ten 
buildings occurs each year. Noise levels are also 
high.

Given these things, South Central is not a prime 
neighborhood for long-term residential invest-
ment. Public resources should be used to gradu-
ally transition the neighborhood from residential 
use to other productive uses. A land bank could 
help to acquire vacant buildings and land, and 
engage neighborhood residents and nonprofits 
already working in the neighborhood to help plan 

the neighborhood’s future: as a center for urban 
agriculture, natural habitat, alternative energy 
production, or other uses.

This recommendation does not mean forced 
evacuation or widespread demolition. It does 
mean that effective public investment in address-
ing vacant and abandoned properties should be 
directed towards shaping a less dense neighbor-
hood. At the property level, this means that va-
cant buildings are more likely to be demolished 
than rehabilitated, that publicly owned vacant lots 
should remain vacant, and that privately owned 
vacant lots might be acquired and designated for 
long-term use as open space. More property-level 
strategies are discussed in section 5.

It is essential to note the importance of engaging 
South Central residents to develop an alternative 
vision of what the neighborhood might look like 
as a less dense place, and how that change could 
benefit them. South Central has an unemploy-
ment rate of nearly 40 percent and a relatively 
low number of jobs per resident. Any proposed 
changes should recognize these challenges, along 
with the needs of existing households, and con-
sider how they can be addressed as part of a grad-
ual neighborhood transition.
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West r idge

The Westridge neighborhood is located north-
west of downtown Muncie, immediately west of 
the Ball State campus. It is bounded by the White 
River to the north and east, railroad tracks to the 
south, and Madison to the west. It spans 301 
acres and had a population of 766 residents in 
2010. Very few residents responded to the ReLo-
cal community survey, so the community weight-
ing factor was not applied in Westridge.

 REAL ESTATE 

Westridge has a high real estate score, with a 
strong and stable market and very little vacancy. 
The neighborhood does not have any tax-de-
linquent properties, and has not seen any fore-
closures in the last three-and-a-half years. The 
neighborhood is mostly built-out, with only three 
vacant lots and one vacant building. Two building 
permits have been issued in the past two years for 
alterations or additions.

The affordability of housing and transportation 
in Westridge is close to Muncie’s average, with 
housing and transportation together costing 52.3 
percent of income. Westridge units have an aver-
age size of 2,570 square feet, with very little vari-
ation in size between units; the neighborhood is 
composed entirely or almost entirely of detached 
single-family houses. This means that households 
with lower incomes are unlikely to be able to af-
ford to live in Westridge.

 STABILITY 

Westridge is an extremely stable neighborhood. 
Close to 75 percent of residents have lived in the 
same house for 9 years or more, and half have not 
moved in the past 14 years. Homeownership rates 
are high, with roughly 78 percent of residents 
owning their homes. Westridge lost some popula-
tion between 2000 and 2010, but very little com-
pared to the other neighborhoods in this study 
(5.2 percent). Crime rates are low. Two signal pop-
ulations are increasing in Westridge: foreign-born 
residents and students. Both these populations 
have increased in Muncie in the last ten years 
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Economic integration, as shown by household median income

and may continue to increase. Westridge shows 
above-average growth for both groups.

The neighborhood does have very low economic 
integration: nearly three-quarters of local house-
holds make more than $35,000 per year. While 
this points to general prosperity, it underscores 
the point made above that the neighborhood 
housing stock is not affordable to households 
with lower incomes.

 NEIGHBORHOOD CHARACTER 

Westridge has an above average neighborhood 
character score, with high-quality, well-main-
tained building stock. Nearly 40 percent of build-
ings have high or landmark character, while a 
scant 4 percent have low character. Construction 
quality and condition are both very high. A Na-
tional Register historic district includes 31 percent 
of Westridge’s properties, but no design guide-
lines exist to preserve the district’s character. The 
neighborhood does not have any public space or 
public art, which reflects its exclusively residential 
use.

 WALKABILITY 

Westridge has a low walkability score, with some 
amenities close by but poor provisions for pedes-
trians and cyclists. It is close to schools and has 
good access to public transportation. Though no 
community center or neighborhood business dis-
trict is located nearby, over 80 percent of proper-
ties are within a half-mile of another public facility 
such as a fire station, police station, library, mu-
seum, or park. Traffic volume is relatively low—
the average daily traffic count (ADT) in Westridge 
is just 72 percent of the citywide average. But 
citizens rated only 13 percent of streets in the 
neighborhood as bike-friendly. Furthermore, only 
0.3 feet of sidewalk exists for every linear foot 
of road. This means that basic infrastructure to 
make walking safe and pleasant is missing.

 FISCAL 

Westridge has a high fiscal score, with high-val-
ue built infrastructure that remains strong. The 
property value per acre in Westridge is close to 
$320,000, the highest of the five neighborhoods 
and more than four times that of Muncie. Out of 
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the eight building permits issued in the past two 
years, none was for demolition.

 ECONOMIC OPPORTUNITY 

Westridge has an average economic opportunity 
score, reflecting the neighborhood’s prosperity 
but also its exclusively residential uses. The ag-
gregated household income is very high—just 
over $22.8 million. The local unemployment rate 
is notably low, with a rate half that of the city: 
8.3 percent compared to a citywide unemploy-
ment rate of 17.4 percent, even with one in four 
Westridge residents at retirement age (over 65). 
Since Westridge is a completely residential neigh-
borhood, there is no neighborhood business dis-
trict, no employers within neighborhood bound-
aries (though Ball State is immediately adjacent), 
and no business association.

 ENGAGEMENT 

Westridge has an average engagement score, 
with some neighborhood civic activity but few 
to no identified resources nearby for seniors and 
youth. The Westridge Neighborhood Association 
has a large membership (55 people) with two an-
nual meetings and bimonthly board meetings. 
The neighborhood’s engagement score is not 
above average because no senior or youth orga-
nizations were identified within a quarter-mile of 
the neighborhood.

 ENVIRONMENT 

Westridge has an average environmental score, 
with some natural assets and a very low noise lev-
el. None of the neighborhood is in a floodplain, 
and 1.1 trees per acre were recorded. Westridge’s 
most notable environmental score was with noise: 
the average noise level across the neighborhood 
was 5.8 decibels, a fraction of the limit for HUD’s 
“acceptable” noise level.

NEIGHBORHOOD RECOMMENDATIONS

Westridge was examined as a local benchmark, 
with a relatively stable population and healthy 
real estate market. Thus, no recommendations 
are provided for the neighborhood.

The neighborhood’s health was reflected across 
most of ReLocal’s eight categories. The real estate 
market is strong, with very few vacant buildings, 
only one vacant parcel, and no tax-delinquent or 
foreclosed properties. Many long-term residents, 
high homeownership rates, and low crime rates 
make the neighborhood exceptionally stable. The 
built environment contains high-quality, well-
maintained buildings with a high level of archi-
tectural character. The neighborhood is close to 
schools and public transit, with low traffic vol-
ume, though it could have more sidewalks, bike-
friendly streets, and closer proximity to commu-
nity centers and a neighborhood business district. 
Westridge’s fiscal score is high due to very high 
property value per acre, high aggregated house-
hold income, and high purchasing power.

Westridge is not perfect: it could be more walk-
able and more accessible to households with di-
verse incomes. However, these qualities are sim-
ply the way the neighborhood is.
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This section offers strategies and tools to help 
local decisionmakers and advocates evaluate 
how to best utilize vacant properties as part of a 
neighborhood-level strategy. An array of recom-
mendations exists for each vacant building or lot, 
depending on a number of factors. Taken cumu-
latively, they will help effectively direct available 
resources and enable neighborhoods to become 
more stable, vibrant, and sustainable.

Strategies and tools are tailored to fit each build-
ing’s construction quality, condition, and architec-
tural character, but they rely most heavily on the 
neighborhood context and direction discussed in 
section 4. What happens to a vacant lot or vacant 
building—demolition, stabilization and moth-
balling, rehabilitation, or moving—should be 
aligned with a sustainable long-range plan for the 
neighborhood. In some neighborhoods, the array 
of strategies presented here will help preserve 
residential areas that people will want to live in 
and return to: stabilization and rehabilitation of 
existing buildings, infill development, small-scale 
green spaces. In other neighborhoods with falling 
populations, lower-quality building stock, and ad-
ditional significant challenges, the strategies will 
support a gradual transition away from residential 
use and toward less dense land uses. All strate-
gies presented here are designed to effectively 
use scarce public resources and raise the quality 
of life for current residents.

Recommended strategies vary: some are very 
simple, while some are complex. Some are low-
budget but require political willpower or strong 
community support; others take more financial 
resources. Similarly, some tools aim to catalyze 
small changes, while others have more ambitious 
goals. Strategies for two vacant buildings on a 
block may differ, but both contribute to the same 
long-range neighborhood vision. 

The full version of ReLocal offers an array of rec-
ommendations for every vacant property (build-
ings and vacant lots), organized by priority for 
retention. This approach—where several recom-

mendations are offered for each property—al-
lows highly local decisions to be made within a 
strategic framework. The field test offers a sample 
range of recommendations for vacant buildings, 
but does not assign them to individual properties 
in the study neighborhoods.

HIGHEST PRIORITY FOR RETENTION

• Stabilize and move building to other land (if 
in neighborhood transitioning from residen-
tial use)

• Stabilize and hold property for future deci-
sion

• Stabilize and reconvey to community devel-
opment corporation or developer

• Rehabilitate and reconvey to private property 
owner, potentially in partnership with institu-
tional homeownership program

• Rehabilitate and reuse as rental housing
• If held by private property owner, offer assis-

tance including marketing, low-interest loans 
or technical assistance for repairs, repairs or 
stabilization by City (with lien), or other in-
centives

HIGH PRIORITY FOR RETENTION

• Reconvey to nonprofit or private party as-is, 
with conditions

• Stabilize and move building to other land (if 
in neighborhood transitioning from residen-
tial use)

• Stabilize and hold property for future deci-
sion

• Stabilize and reconvey to community devel-
opment corporation or developer, with con-
ditions

• Rehabilitate and reconvey to private property 
owner

• Rehabilitate and reuse as rental housing

LOW PRIORITY FOR RETENTION

• Demolish and reconvey land to neighboring 
property owners as side lot

• Demolish and repurpose land for community 
use (garden, park, playground, etc.)

Strategies for Vacant Properties
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• Demolish and repurpose land as natural land-
scape

• Demolish and hold land for future decision
• Reconvey to nonprofit or private party as-is
• Stabilize and hold property (land and build-

ing) for future decision
• Stabilize and reconvey to nonprofit or private 

party

NO PRIORITY FOR RETENTION

• Demolish and reconvey land to neighboring 
property owners as side lot

• Demolish and repurpose land for community 
use (garden, park, playground, etc.)

• Demolish and repurpose land as natural land-
scape

• Demolish and hold land for future decision
• Demolish and move in other house (if in sta-

bilizing or repopulating neighborhood)
• Demolish and use lot as site for new infill (if 

in stabilizing or repopulating neighborhood)

The recommendations here should be applied 
with attention to city and neighborhood priorities, 
as well as the various funding sources that help 
make programs and incentives possible. Private, 
state, and federal funds have a range of focuses: 
improving housing quality, encouraging hom-
eownership, preserving historic resources, shap-
ing transit-oriented development, providing jobs, 
cleaning up brownfields, supporting local food 
production, increasing community engagement, 
and improving the health of ecological systems—
to name a few. This list includes diverse strategies 
that can take advantage of various funding sourc-
es, help partners with different priorities to align 
their efforts, and help to meet other needs while 
effectively tackling vacant properties.

NEIGHBORHOOD 
SUSTAINABLE USE

Abandon residential 
use

Repopulation 
opportunity

BUILDING CONSTRUCTION QUALITY

ARCHITECTURAL CHARACTER

BUILDING CONDITION

Below average  |  Average  |  Above average

Low  |  Medium  |  High  |  Landmark

Very poor  |  Poor  |  Fair  |  Good  |  Very good

Local priorities
Funding focus

Nearby properties

STRATEGIC RECOMMENDATIONS  (for vacant buildings—partial list)

What	 Property	Use	 How	 Who
Demolish Side lot Repair City
Stabilize Open space Purchase Land bank
Rehabilitate Residential: rental Salvage Nonprofit
 or sale  Developer
   Private market

NOTE: Demolition method depends on architectural char-
acter: demolish and dispose of materials, document and 
demolish, salvage significant components and demolish 
remainder, or salvage all possible and demolish remainder





APPENDIX

Acknowledgments

ReLoca l  E lements





33

Acknowledgments

This pilot project would not have been possible 
without assistance from dedicated and enthu-
siastic local partners. Bill Morgan, former Pres-
ervation Planner with the Muncie Community 
Development Department, invited us to work in 
Muncie and arranged logistics during our field 
visit. He also played an essential role in gathering 
a wealth of data, along with the able Kyle John-
son, GIS Coordinator for the Delaware County 
GIS Department. J.P. Hall, Regional Rep of Indi-
ana Landmarks, provided valuable advice and 
on-the-ground support. Cynthia Brubaker added 
guidance and necessary person-power with her 
graduate students in Ball State’s Historic Preser-
vation and Planning master’s programs. These 
students made the field survey possible through 
their time and willingness, and we extend thanks 
to Elizabet Biggio, Joe Clark, Kathi Corwin, Mary 

Delach, Roshele Jackson, Cory Johnson, Leslie 
Perrigo, and Angela Shelby; as well as Nick Hes-
terman. Extra credit is due to graduate assistant 
Sarah Robinson for her help coordinating student 
research projects in advance of our visit. Brandon 
Mundell graciously allowed us to use his space for 
our field office.

LocalData provided a superb platform for field 
survey, enabling our team to collect information 
on nearly 4,000 properties in 3 days. Thanks to 
Prashant Singh for in-person technical assistance, 
as well as Alicia Rouault and Matt Hampel.

The PlaceEconomics project team consisted of 
Cara Bertron, Donovan Rypkema, Courtney Wil-
liams, Briana Paxton, and Jesse Lattig.



34

This section provides a detailed overview of the 
ReLocal tool. ReLocal is comprised of eight cat-
egories that cover a broad range of community 
measures: the built and natural environments, 
the real estate market, fiscal responsibility, and 
diverse quality-of-life metrics.

Rea l  Es ta te

A strong real estate market is rightly linked to 
healthy neighborhoods. It supports consistently 
valued property, some (but not too much) sales 
activity, low vacancy levels, few foreclosures and 
vacancies, and markers of continued investment 
like building permits for new construction and 
rehabilitation. Though the real estate market 
includes hundreds of nuanced factors that vary 
daily, the metrics included here incorporate ma-
jor factors for evaluating past disinvestment and 
prospective reinvestment in transitional neigh-
borhoods.

PROPERTY VALUE CHANGES

Property value reflects many variables in the 
health of a neighborhood. Steady or rising prop-
erty values over time indicate that homebuyers 
and investors feel that the neighborhood is worth 
investing in. This score is based on property value 
trends over recent years.

SALES

Sales reflect the stability and desirability of a 
neighborhood. A low sales volume where proper-
ties spend relatively few days on the market in-
dicates a stable neighborhood where people are 
eager to buy in; conversely, a high sales volume or 
long time on the market point to investor flipping 
or a hesitancy by prospective homeowners to in-
vest. This score is based on sales volume and time 
on the market. This metric was not included in the 
Muncie field test.

NEW CONSTRUCTION

New construction indicates optimism and invest-
ment in an area, as well as job creation. This score 
is based on construction activity (building per-
mits) over a given period. Large redevelopment 
projects may be linked to a high number of demo-
lition permits.

RENOVATION

Renovation projects signal investment and long-
term owner occupancy. They also create jobs, 
increasing local economic activity. This score is 
based on rehabilitation activity (building permits) 
over a given period.

VACANT LAND

A high number of vacant lots signals long-term 
disinvestment and depopulation, and potentially 
a greater investment needed to make a differ-
ence. This score is based on the proportion of va-
cant land to developed land in the neighborhood, 
excluding parks and other intentional open space.

VACANT BUILDINGS

Vacant buildings are another indicator of disin-
vestment, depopulation, and devalued real es-
tate. This score is based on the proportion of va-
cant buildings to occupied buildings.

FORECLOSURES

Foreclosures indicate a real estate market with 
a high number of underwater properties, where 
the value of the home exceeds the mortgage val-
ue, or more general economic distress. This score 
is based on the number of foreclosures in propor-
tion to the total number of owner-occupied prop-
erties.

TAX DELINQUENCY

Tax delinquency is a signal of economic distress 
and overall disinvestment. This score is based 
on the number of tax-delinquent properties and 
amount owed.

ReLocal Elements
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AFFORDABILITY

This category includes housing and transit, the 
two largest expenses incurred by the vast majority 
of households. Neighborhoods that have a range 
of housing choices (size and cost) and are located 
close to neighborhood business districts or down-
towns are more likely to accommodate a broader 
range of incomes and more diverse residents. This 
score is based on the Center for Neighborhood 
Technology’s H+T Affordability Index, which is cal-
culated from block-level Census data. By combin-
ing a 15 percent allocation for transportation with 
the 30 percent housing affordability standard, 
CNT recommends a new view of affordability that 
combines housing and transportation costs and 
consumes no more than 45 percent of household 
income.

DIVERSITY OF UNIT SIZE

A range of unit sizes allows a neighborhood to ac-
commodate diverse household sizes and incomes 
and creates a more inclusive neighborhood. This 
score is based on parcel-level data on the size and 
type of residential buildings.

COMMUNITY DEVELOPMENT ORGANIZATIONS

Community development corporations (CDCs) are 
formed to help strengthen a weak market by de-
veloping properties, revitalizing commercial corri-
dors, and taking risks where private-sector devel-
opers are unwilling to act. This score is based on 
the presence of a community-based organization, 
as well as its level of activity and investment.

VIEWS

Properties with views—of a park, scenic natu-
ral feature, or sweeping panorama—command 
higher values. This property-level metric was not 
included in the Muncie field test because of the 
city’s flat terrain.

Stab i l i t y

Neighborhood stability plays a central role in de-
termining whether investments will hold their 
value over time. An area that has experienced 
population decline or is rapidly changing from 
owner occupancy to rental housing may require 
interventions that are not possible given capacity. 
Allocating limited resources could fail to address 
the underlying issues or ‘turn the tide.’

POPULATION CHANGE

Population change is the number of people who 
have left or moved to the neighborhood over 
the last decade. A healthy, stable neighborhood 
will gain more residents than it loses. Population 
change is scored based on the population change 
from 2000 to 2010.

ECONOMIC INTEGRATION

Economic integration reflects the diversity of 
housing choices within a neighborhood through 
the range of incomes. A greater variety of housing 
choices will accommodate a greater range of in-
comes. This diversity creates a more livable envi-
ronment for all residents. Economic integration is 
scored for each neighborhood based on whether 
the neighborhood reflects the income ranges of 
the city as a whole.

DIVERSITY

Racial and ethnic diversity points to a neighbor-
hood that welcomes and sustains a variety of 
people. This type of neighborhood is likely to be 
more resilient in the face of external changes. Di-
versity is scored based on whether it reflects the 
demographics of the city as a whole. This metric 
was not included in the Muncie field test.

OWNER OCCUPANCY

Owner occupancy indicates a sustained financial, 
physical, and social investment in the neighbor-
hood. Homeowners are more likely to make phys-
ical improvements to their homes, participate in 
local civic activities, and reside in the neighbor-
hood longer. This score is based on proportion of 
homeowners in the neighborhood.
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LONG-TERM RESIDENTS

Resident mobility is an indicator of stability, con-
nection, and commitment to place. A lower rate 
of resident mobility means that residents stay in 
the neighborhood longer, contributing to lower 
turnover rates and higher feelings of neighbor-
hood ownership. This score is based on the pro-
portion of residents who have lived in the neigh-
borhood longer than nine years as of 2013.

SIGNAL POPULATION TRENDS

A sharp increase in certain demographics, or “sig-
nal populations,” may signal the beginning of a 
larger neighborhood trend. This may be true even 
if the overall neighborhood population is decreas-
ing. This score is based on neighborhood-level 
data compared with city-level data.

DEMOLITION PERMITS

Demolition permits measures the number of 
buildings that have been demolished in the neigh-
borhood over a given period of time. Many demo-
lition permits point to a high degree of change in 
the neighborhood as more familiar built fabric is 
removed. Demolition is scored based on number 
of demolition permits as a percentage of all build-
ing permits in the neighborhood. When the num-
ber of demolition permits is close to the number 
of building permits over the same period—that is, 
demolition is associated with redevelopment—
demolition scores are not treated as a negative.

CRIME

Crime rates affect the actual and perceived quali-
ty of a neighborhood. High crime rates discourage 
investment and improvements, make the neigh-
borhood less attractive to prospective residents, 
and may even cause current residents to leave. 
This score is based on reported crime rates in re-
cent years.

FIRE CALLS

Building fires may be the result of outdated or 
poorly built facilities (such as poor wiring), arson, 
or simply accident. A high number of building 
fires indicates a high level of disinvestment and/
or criminal activity. This score is based on fire calls 
linked to building fires in recent years.

Ne ighborhood Charac te r

Neighborhood character contributes to a sense 
of place. It helps distinguish one neighborhood 
from another through obvious and subtle differ-
ences in mostly physical elements: street width 
and layout, street furniture, street trees, building 
size and scale, building style, building age. Many 
of these factors are measured in other categories. 
This category captures the indicators relating to 
a neighborhood’s buildings and history, as told 
through the built environment.

BUILDING QUALITY

The construction quality of building stock helps 
determine how soon additional private or public 
investments will be needed. Higher-quality build-
ing stock holds its value longer—an important 
factor in areas prone to disinvestment. This score 
is based on field surveys or city records.

ARCHITECTURAL CHARACTER

Architectural character adds personality and 
charm to a neighborhood, whether through gin-
gerbread houses swagged with Victorian trim, 
modest workers’ cottages, glassy mid-century 
houses, or a combination of different architectur-
al styles in the same neighborhood. This score is 
based on field surveys.

BUILDING CONDITION

Building condition indicates the regularity and 
quality of maintenance. This score is based on 
field surveys.

NATIONAL REGISTER HISTORIC DISTRICTS

The National Register of Historic Places is a record 
of places in the U.S. with local, state, or national 
importance, or significance. A historic district list-
ed in the National Register is a collection of build-
ings or landscape features that are significant for 
the same reason, and which convey their signifi-
cance (integrity) to residents and visitors. Historic 
districts indicate a well-preserved sense of history 
and place. This score is based on the existence of 
one or more National Register-listed historic dis-
tricts and the proportion of neighborhood build-
ings included in their boundaries.
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LOCAL HISTORIC DISTRICTS

Local historic districts also denote collections of 
buildings or landscape features that are locally 
significant and have sufficient integrity to convey 
their significance. Local districts also carry the dis-
tinction of being regulated by a review board of 
local citizens, which ensures that publicly visible 
changes to private or public property are in keep-
ing with the character of the district. This score 
is based on the existence of one or more local 
historic districts and the proportion of neighbor-
hood buildings included in their boundaries; it is 
weighted more heavily than National Register his-
toric districts because of the local review board’s 
regulatory oversight powers.

DESIGN GUIDELINES

Design guidelines in a neighborhood assist prop-
erty owners in making improvements in keeping 
with the character of the neighborhood. They en-
sure consistency, and reflect local and/or munici-
pal investment in retaining a local sense of place. 
This score is based on the existence and consis-
tent application of design guidelines.

PUBLIC ART

Though public art is not essential for daily life, it 
adds a cultural dimension to daily life, as it is open 
to everyone free of charge. This score is based on 
City lists of formally recognized public art, if avail-
able, as well as field surveys.

MAINTENANCE OF PUBLIC SPACES

Public spaces are evidence of historical planning 
priorities. Their presence and maintenance dem-
onstrates the value that the municipal govern-
ment and citizens place on these public spaces for 
socializing and recreation. This score is based on 
field surveys.

Walkab i l i t y

Homebuyers and renters in urban areas increas-
ingly value proximity to jobs, schools, shopping, 
and public assets as a contributor to quality of 
life. A walkable neighborhood allows people to 
access goods and services without driving and is 
also supported by public health advocates who 
seek to incorporate more exercise in daily ac-
tivities. Reinvesting in walkable neighborhoods 
with nearby amenities is a long-term approach to 
building stronger, more sustainable, more livable 
communities. Walkability scores are calculated 
according to the proportion of buildings and oc-
cupied buildings within a given distance of a com-
munity amenity (generally one half-mile).

STREET GRID

A street network with short blocks provides more 
options and shorter routes between points. A 
higher number of visually interesting routes 
means that walking or cycling is more pleasant, 
and raises the likelihood of people choosing an al-
ternative (non-driving) modes of transportation.

SIDEWALKABILITY INDEX

Sidewalks play an essential role in measuring 
walkability. They create a separate space for 
pedestrians and increase perceived and actual 
safety. Sidewalks are especially critical for those 
with limited mobility or higher vulnerability such 
as people with disabilities, seniors, and children; 
but they are important for everyone. This score is 
based on the proportion of sidewalks to roads in 
a neighborhood.

SIDEWALK CONDITION

Sidewalk condition also affects the walkability of 
an area, as well as its accessibility for community 
members with limited mobility. This metric was 
not included in the Muncie field test due to lack 
of recent data.

PUBLIC TRANSPORTATION

Proximity to public transportation allows resi-
dents to access other areas of the city and may 
bring in business customers from other neighbor-
hoods. Good access to a variety of transit options 
also contributes to a more equitable community, 
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where residents without cars are not at a disad-
vantage in moving around the city. This score is 
based on number and proximity of public trans-
portation routes.

BIKE ROUTES

Safe bike routes allow cyclists to ride to work, 
school, and errands, or for pleasure without 
concerns about safety. Bike routes could include 
streets with on-street bike lanes, sharrows, or 
separated bike lanes; as well as off-street path-
ways. This score measures the length of bike-
friendly street segments as determined by a mu-
nicipality, advocacy group, or citizen poll.

WALKING TRAILS

Walking trails provide pedestrians and sometimes 
cyclists with navigation options. By separating 
people from fast-moving cars that emit pollution 
and noise, these networks increase safety and en-
hance the experience of walking or cycling. This 
factor measures the length of bike path and walk-
ing trail segments.

TRAFFIC

Roads that carry higher volumes of traffic are 
likely less pleasant to walk or bike on, and thus 
discourage alternative modes of transportation. 
This score is based on the average and peak traf-
fic counts on selected roads in the neighborhood.

SCHOOLS

An operating school is a significant neighbor-
hood asset. It allows children and parents to walk 
or bike to school and creates a potential hub for 
community volunteer investment. A school build-
ing that is no longer in educational use remains a 
significant asset that can be reused for a variety of 
community-oriented uses, from housing to com-
mercial/office space to culture. 

NEIGHBORHOOD BUSINESS DISTRICT

A healthy business district in the neighborhood 
provides basic goods and services to residents. 
This is a major asset in a walkable neighborhood. 
Even a struggling business district holds the po-
tential to meet basic neighborhood needs with 
targeted, committed investment.

PROXIMITY TO DOWNTOWN

Downtown is typically a hub of jobs, transporta-
tion, culture, and entertainment. Proximity to 
these amenities—or the potential for these ame-
nities, in some places—is a strength for residen-
tial neighborhoods. Additionally, efforts to make 
downtowns more vibrant can “spill over” with 
benefits to other nearby neighborhoods.

PUBLIC FACILITIES

Public facilities include libraries, schools, com-
munity centers, recreation centers, and parks - 
spaces designed and designated for public use. 
Proximity to these facilities allows neighborhood 
residents to not drive and opens access to people 
who do not drive because of income, disability, or 
age (youth and seniors). This score sums up the 
number and proximity of public facilities in and 
around the neighborhood.

MEDICAL SERVICES

Proximity to medical services allows car-less resi-
dents, particularly seniors, to access important 
health services and generates local jobs. This 
score is based on the presence and proximity of 
medical services in and around the neighborhood.

WALK SCORE

Walk Score is a scoring system developed by the 
Walk Score company that assigns scores to given 
places based on their proximity to businesses, 
schools, parks, transit, entertainment, and other 
common destinations. A higher Walk Score indi-
cates that the place is more walkable. For ReLocal, 
Walk Score is used as a check and not included in 
the overall Walkability score.
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F isca l

Fiscal responsibility is important for the long-term 
sustainability of any municipality, and especially 
for cities and towns that are already struggling 
because of long-term population loss and disin-
vestment. These indicators measure the costs and 
contributions of neighborhood elements, with 
the goal of enabling local governments to capital-
ize on existing assets and spend new funds con-
servatively and effectively. 

PROPERTY VALUE PER ACRE

Property value evaluates the worth of land and 
buildings in a neighborhood according to estimat-
ed or actual market value. This score is based on 
property value per acre, according to the county 
assessor’s office.

PROPERTY TAX GENERATION

Property taxes provide a significant amount of 
revenue to local government coffers. Looking at 
what areas generate property taxes recognizes 
that importance by aggregating and averaging 
property taxes in the neighborhood by area. This 
score is based on property taxes collected per 
acre.

SALES TAX GENERATION

Sales taxes also contribute to local government 
revenue. This score is based on sales taxes col-
lected per acre.

DENSITY

Areas where more people live and work concen-
trates activity and requires less public investment 
in infrastructure, transportation, public spaces, 
and other public goods. This score is based on the 
concentration of residents per acre. This metric 
was not included in the Muncie field test.

DENSITY POTENTIAL

Density potential measures how many additional 
residents could fit in a neighborhood if current 
development patterns replace vacant residential 
properties. Though less important than current 
density, density potential looks to the future in 
considering what a neighborhood might look like 
with less vacancy and more infill development. 

This metric was not included in the Muncie field 
test.

VALUE OF PUBLIC INFRASTRUCTURE

Public infrastructure represents past investments 
in the built environment for the public good, 
sometimes through generations. True fiscal re-
sponsibility requires that municipalities seriously 
examine the benefits of capitalizing on these long-
term investments via incremental maintenance 
expenditures. The score is based on the replace-
ment costs of various types of infrastructure. This 
metric was not included in the Muncie field test.

INFRASTRUCTURE DEPRECIATION

This indicator acknowledges that public infra-
structure no longer holds its full value due to 
wear and tear over time and occasional obso-
lescence. The score is based on the approximate 
depreciation rates and current values of existing 
infrastructure. This metric was not included in the 
Muncie field test.

DEMOLITION TO REHABILITATION RATIO

Demolition lowers property value by removing—
or subtracting—the value of improvements from 
the overall value of the property. When demoli-
tion outpaces rehabilitation in a neighborhood, it 
signals a high level of disinvestment unmatched 
by reinvestment.

INTERVENTION TOOLS AVAILABLE

Diverse tools exist for improving a community: 
sparking revitalization, encouraging rehabilitation 
and reuse, improving bicycle and pedestrian facili-
ties, creating affordable housing, and many more. 
This score is based on the availability of interven-
tion tools at all levels, from local to national.

USE OF INTERVENTION TOOLS

Intervention tools are of little value if they are not 
employed. This score is based on how frequently 
and effectively available intervention tools are 
used in a given neighborhood, with a focus on 
the municipal government’s use of the tools. This 
metric was not included in the Muncie field test.
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Economic  Oppor tun i t y

Economic activity contributes to neighborhood 
strength and sustainability by generating jobs and 
services to serve residents and perhaps attract 
visitors. A thriving business district, employment 
centers, and at-home businesses generate finan-
cial revenue for business owners and workers, 
as well as tax revenue for local and state govern-
ments. Economic opportunities for entrepreneurs 
also help determine residents’ ability to build 
wealth.

AGGREGATE HOUSEHOLD INCOME

Household income indicates current prosper-
ity and trends over time. This score is based on 
household income compared to that of the city 
as a whole.

AGGREGATE PURCHASING POWER

Aggregate purchasing power measures the cu-
mulative income of all households in the neigh-
borhood. Higher purchasing power means more 
opportunities for businesses, and thus more local 
jobs. This is scored relative to other neighbor-
hoods in the city.

PURCHASING POWER PER ACRE

Purchasing power per acre is a geographically-
based measure of aggregated household income, 
which reflects the density of households in a 
neighborhood. This score is based on purchasing 
power per acre in the neighborhood compared to 
the city as a whole.

EMPLOYMENT CENTERS

An employment center is a cluster of employ-
ers who provide job opportunities for locals and 
others. This score is based on the number and 
accessibility of jobs in employment centers, if ap-
plicable.

NEIGHBORHOOD BUSINESS DISTRICT

Small businesses in a neighborhood business dis-
trict offer accessible goods and services, provide 
local jobs, and generate income and sales taxes. 
This score reflects the number of buildings that 
contribute to neighborhood business districts.

BUSINESS ASSOCIATION

A business or merchants association promotes 
and sometimes recruits local businesses, helping 
to strengthen a neighborhood business district. 
This score is based on the presence and level of 
activity of a business or merchants association.

AT-HOME BUSINESSES

Entrepreneurs working from home provide a level 
of economic and intellectual capital that helps 
energize a neighborhood and increase a city’s tax 
base. This metric was not included in the Muncie 
field test due to lack of data.

HOUSEHOLDS WITH HIGH-SPEED INTERNET

High-speed internet provides access to communi-
cation, education, and commerce. A high number 
of households with high-speed internet points to 
increased opportunities for neighborhood resi-
dents. This metric was not included in the Muncie 
field test due to lack of data.

IMMIGRANT IN-MIGRATION

In-migration reflects perceptions of economic and 
other opportunities as people move into and in-
vest in a neighborhood. In particular, immigrants 
serve as a bellwether of economic development, 
as they are more likely to start new businesses. 
This score is based on the rates of in-migrants 
from other countries in the past 5 years. This 
metric was not included in the Muncie field test 
due to very small immigration figures with a high 
margin of error.

UNEMPLOYMENT RATE

The unemployment rate is an indicator of the 
level of economic activity and opportunity in and 
around a neighborhood. This score is based on 
the neighborhood unemployment rate compared 
to that of the city as a whole.
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Engagement

Though public engagement is intangible, it has 
strong implications for the social and physical 
health of a neighborhood. A healthy neighbor-
hood holds people who believe that they can 
make a difference, who gather to discuss prob-
lems and opportunities, and who take ownership 
of public spaces. Some indicators for engagement 
are non-physical, such as voter registration; oth-
ers are represented by a building or space.

CIVIC ORGANIZATIONS

Neighborhood associations and block groups are 
a fundamental part of shaping city policy at the 
grassroots level. This score is based on the exis-
tence of an active neighborhood association or 
block groups, as judged through online activity, 
conversations with City staff, and an interview 
with the group leader, if possible.

SENIOR ORGANIZATIONS

Senior organizations provide a way for seniors 
to socialize with each other and give back to the 
broader community. This type of organization im-
proves the quality of life for senior residents and 
can serve as a hub for community service activi-
ties. This score is based on the existence of one 
or more active senior organizations and weighted 
according to the number of seniors (65 years and 
older) living in the neighborhood.

YOUTH ORGANIZATIONS

Youth organizations focus on engaging young peo-
ple in community activities. This score is based on 
the existence of one or more active youth organi-
zations and weighted according to the proportion 
of young people living in the neighborhood.

THIRD PLACES

Third places are informal community gathering 
places such as coffee shops, bookstores, or bars. 
They provide safe places for people to casually 
meet and interact with friends, neighbors, and 
strangers. This metric was not included in the 
Muncie field test.

VOTER REGISTRATION

Voter registration signals that citizens are en-
gaged and committed at a very basic level. This 
score is based on the proportion of eligible reg-
istered voters in the neighborhood. This metric 
was not included in the Muncie field test due to 
inconsistent data.

VOTER PARTICIPATION

Voter participation also reflects community mem-
bers’ civic engagement. It is based on the voter 
participation rate over the past five years. This 
metric was not included in the Muncie field test 
due to inconsistent data.
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Env i ronment

Environmental factors constitute a broad catego-
ry, reflecting past land uses, as with brownfields; 
natural resources such as trees and water; and 
current quality-of-life and health concerns such 
as noise, air, and odor pollution. Judicious long-
term investments prioritize healthy places where 
people want to live, work, play, and invest.

NEIGHBORHOOD PARK

Neighborhood parks provide a place for commu-
nity members of all ages to play, relax, and so-
cialize. This score is based on the proportion of 
park land to non-park land in the neighborhood, 
as well as the geographic accessibility/location of 
parks.

TOPOGRAPHY

Steep topography can be an asset in view prop-
erties, but it is a serious environmental concern. 
Buildings constructed on steep hillsides may cause 
erosion, eventually reduce water quality, and fall 
victim to sliding. This is a yes/no score based on 
the proportion of land at a non-buildable slope. 
This metric was not included in the Muncie field 
test due to the city’s flat terrain.

EMBODIED ENERGY

Embodied energy reflects past investments in 
time, physical labor, and materials. Reinvesting in 
places with a high amount of embodied energy 
saves time and money now, and also capitalizes 
on past expenditures. This score provides an es-
timated aggregate of the embodied energy in a 
neighborhood’s buildings.

TREE COVER

Trees along public rights-of-way, in parks, and on 
private property add a sense of place, as well as 
more tangible benefits such as shade, aesthetic 
pleasure, and reduction of the urban heat is-
land effect. A higher proportion of tree cover in a 
neighborhood results in a higher score.

WATER

Water can provide wildlife habitat, recreation op-
portunities, and significant ecological benefits.  

This score is based on the presence and accessi-
bility of a body of water.

FLOODPLAINS

Floodplains hold excess stormwater and allow it 
to gradually seep into the ground, recharging wa-
ter sources and helping to reduce flooding. This 
score is based on the amount of developed land 
that falls in a floodplain.

BROWNFIELDS

Brownfields are sites that have, in the past, held 
industrial uses that affect the ability of the prop-
erty to be used for other uses. Brownfields may 
require cleanup to federal standards as part of re-
development, though some federal funds are des-
ignated for planning and remediation. They may 
be weighted as an opportunity for new develop-
ment or a liability inhibiting other new develop-
ment and lowering property values, depending 
on community concerns, public and private impe-
tus, and available funding. This score is based on 
the proportion of brownfields land to other land 
in the neighborhood and may be negative. This 
metric was not included in the Muncie field test 
due to lack of local data.

AIR/ODOR POLLUTION

Air pollution from traffic or industry affects resi-
dent health, particularly that of vulnerable popu-
lations such as children and seniors. This score is 
based on air quality levels and may be negative.

NOISE

Noise pollution affects quality of life, particularly 
for residential properties. If loud enough, it can 
disrupt sleep and daytime activities. For the Mun-
cie field test, noise pollution was calculated based 
on proximity to major roads and railroad tracks.

GRAFFITI

Graffiti creates and encourages the impression 
that a place is not actively watched or cared for. 
This score reflects the amount of graffiti noted in 
windshield surveys.




