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A lifelong Muncie resident, was a 
prog ram direct or wit h t he  Grea t e r 
Muncie  Habit a t  for Humanit y for 16   
yea rs  and t he  direct or of t he  
8 t we lve  Coa lit ion s ince  2022. The  
8 t we lve  Coa lit ion is  t he  backbone  
organize r for a  collect ive  impact  
community deve lopment  mode l 
s e rving  t wo ne ighborhoods  on t he  
sout h s ide  of Muncie .  

Jona t ha n S podek

Jona t han is  t he  direct or of BSU’s  
g radua t e  prog ram in his t oric 
pre se rva t ion. He  co-founded 
ecoREHAB of Muncie  wit h Bill 
Morgan in 2009  t o provide  an 
a lt e rna t ive  t o hous ing  demolit ion 
init ia t ives  spea rheaded by t he  Cit y. 
Focus  is  on rehabilit a t ing  
de t e riora t ed hous ing  int o invit ing  
a ffordable  homes  for our 
ne ighborhoods



Lea rning  Object ive s

• To gain an understanding of the challenges facing historic working class residential neighborhoods.;

• To explore how collaboration between community housing organizations can benefit residential 
communities;

• To explore how to evaluate the ROI of housing programs beyond individual project budgets;

• To demonstrate the how focused housing development programs can lead to neighborhood stability and 
growth.

Within core urban neighborhoods with large numbers of abandoned and deteriorating housing, 
demolition is often the first choice. History has shown this is not always the most beneficial strategy. 
These neighborhoods still have the potential to be safe, active, and sustainable communities. The 
rehabilitation of historic homes paired with appropriate infill is a feasible alternative to demolition. 
Taking a holistic approach to neighborhoods, reinvestment efforts have demonstrated the potential 
for  sustainable, cost- effective recovery in these communities. Through collaborative partnerships 
and taking the long view on return- on- investment, organizations such as the 8Twelve Coalition, 
ecoREHAB of Muncie, Habitat for  Humanity, Pathstone and others are working together to address 
the needs of Muncie’s historically working class neighborhoods. Using by a mix of rehabilitation, 
sensitive infill, and thoughtful development of rental units, this work has resulted in neighborhood 
stabilization, increasing citizen participation, improved property maintenance, and betterment of 
quality of life.
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Colla bora t ion of Hous ing  Org a niza t ions

8twelve 
Coalition

Pathstone offers pre and 

post home education and 

counseling, rental 

counseling, landlord 

education,  and mortgage 

delinquency/default 

resolution counseling. 

They have been involved in 

developing both housing 

renovation and new 

housing construction in 

east central Indiana.

ecoREHAB
of Muncie

Greater  Muncie
Habitat for 
Humanity

Pathstone
Indiana

Muncie 
Homeownership
& Development
Center 

Muncie Area Career
Center Construction 
Trades Program

Bridges 
Community 
Services

ecoREHAB of Muncie 

emerged in 2009 from a 

Ball State University 

architecture studio 

designed to transform 

abandoned houses into 

sustainable homes. 

ecoREHAB works 

alongside students and 

community partners to 

rehabilitate many 

deteriorating structures 

into inviting, affordable 

homes for our neighbors.

Since 2015 the 8Twelve 

Coalition works on 

neighborhood 

revitalization improving 

quality of life in focused 

neighborhoods. The 

quality of life framework 

is a compilation of this 

understanding how 

multiple elements work 

together to achieve 

improved quality of life

Habitat for Humanity 

build and repairs houses 

in the greater Muncie 

area. Our partner families 

purchase these houses 

through no-profit, no-

interest mortgage loans 

or innovative financing 

methods. They advocate 

for just and fair housing 

policy to eliminate the 

constraints that 

contribute to poverty 

housing. 

Muncie Homeownership 

and Development Center is 

a HUD Housing approved 

housing assistance agency 

able to provide housing 

assistance to those in 

need. The have partnered 

to develop single family 

and apartment 

rehabilitation projects for 

income qualified residents.

Part of Muncie Community 

Schools, the Muncie Area 

Career Center is an area 

career and technical 

education school dedicated 

to the development of 

academic and career skills 

preparing high school 

students adult learners for 

careers and further 

education

Bridget Community 

Services offers temporary 

and transitional housing to 

people experiencing 

homelessness and housing 

displacement. Sadly, after 

25 year of service and 

advocacy, Bridges closed 

its doors in 2021.



W o r k e r  H o u s i n g  T y p o l o g y
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Ma in S t ree t  (Old  Wes t  End Ne ig hborhood)



Orig ina l Pla t  of Muncie  (18 2 7 )
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Neig hborhood S t a biliza t ion Prog ra m  

The Neighborhood Stabilization Program (NSP) was established for the 
purpose of providing emergency assistance to stabilize communities with high 
rates of abandoned and foreclosed homes.

Part of the Emergency Economic Stabilization Act of 2008 (Bailout Bill) 
following the collapse of the real estate market.

NSP 1 & 2 – Focus on BLIGHT Reduction 
with few deliverables or direction given
Muncie Action Plan – Community based 
planning initiative started in 2009 (1st MAP 
created in 2010) called for an increase in Blight 
Removal

= Demolition, Demolition 
and more demolition



Neig hborhood S t a biliza t ion Prog ra m  

Round 3 of the NSP funding (or NSP 3)
- Needed to have measurable impact
- Required to target funds in a specific geographic area
- Needs to have measurable deliverables
- Assist households with up to 120% AMI

Muncie’s Community Development office brought together stakeholders to ask

1) Where can this initiative have the most impact?
2) What should the measurable deliverables be?
3) How can we do more that just create vacant lots within some of the city’s 

most under-resourced neighborhoods
4) Who can do this project?



Main Street in Muncie’s Old West End Historic District was chosen as a target area 
• Blight ridden area on major thoroughfare
• Residential neighborhood that hadn’t received a lot of HUD resources
• Close to downtown and positive development would ripple into downtown adjacent areas
• 3 block area where all the projects could be located could have greater impact that spreading further out.

Unable to get single developer to take on coordination of these efforts, therefor
• Community Development created a consortium of independent organizations
• Projects were selected based on individual organization's strengths.
• Quantifiable outcomes could be easily identified
• Each project has an architect involved, did not rely solely on contractors and non-profits.
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Initial Development Projects

Projects Completed after initial phase



Take Aways
• ROI cannot solely be measured with dollars but also wealth creation, 

community investment, household stability, reduction of blight, etc.

• Community Input and Visioning is critical for success

• There a need to look beyond each individual project and create larger goals 
and objects for each initiative. 

• Bringing together a coalition of different organizations each with unique 
expertise. Work with the organization that best suits each project as not all 
projects are the same and not all organization have the same strengths

• These efforts cannot be approach with a “Flipping” mentality. Decisions 
must be made that helps the project contribute to the larger objectives. 

• Involve architects and design professionals to help with both a masterplan 
and individual components of the masterplan.

• Where you start will likely not be where you end up – flexibility is a 
necessity
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