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1. Executive Summary \

Introduction

Initiated by FutureHeights, Inc., and in cooperation with the Noble Neighbors, the cities of
Cleveland Heights and East Cleveland, and the Northeast Ohio Alliance for Hope (NOAH),

the Noble Road Corridor Plan is intended to improve quality of life in the Noble Corridor by
promoting connectivity within and around the area, enhancing the sense of place, and laying
the groundwork for equitable future development.

The State of the Corridor

The Noble Road Corridor serves as the focal point for the “north of Mayfield” portion of
Cleveland Heights, and as such, defines the surrounding neighborhoods in both Cleveland
Heights and northeastern East Cleveland.

The neighborhoods surrounding the Noble Corridor have many high quality assets, including
good quality housing stock, affordable home prices, and good schools and parks. The City of
Cleveland Heights is very engaged in promoting the well-being of this part of the City and has
effective policies and programs to carry out this goal. Residents of these neighborhoods are
also actively involved in taking steps to maintain a strong quality of life in the area.

To some degree, the Noble Road Corridor is a reflection of the surrounding neighborhoods.
The commercial centers of the corridor are, for the most part, well-functioning and provide
a range of goods and services for the area. The buildings are well maintained and do not
exhibit deterioration or signs of neglect. There are a number of quality businesses within
the neighborhood. Community-based beautification efforts in the form of flower plantingin
containers and in-ground beds have enhanced the commercial nodes, demonstrating that
the community cares for the appearance of the area. Like the commercial nodes along the
corridor, buildings within the adjacent residential neighborhoods are attractive and well
maintained. The neighborhoods show no obvious signs of deterioration or distress.

Figure1.1

The Noble Corridor is
centrally located in the
Northeast Ohio Region;
situated approximately
7 miles East of
Downtown Cleveland.
The Corridor Spans

the Cities of Cleveland

Heights and East
@ Cleveland Ohio.
Source: Camiros
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While both the neighborhood commercial centers and residential neighborhood areas are well
maintained and display no obvious signs of distress, a closer look at underlying conditions
suggests that improvement is needed to reverse some negative trends.

One such condition is declining property values. Many residents and stakeholders report
that property values in the north of Mayfield area have been in decline for many years and an
analysis of country records confirms this trend. An examination of properties currently for
sale in the area reveals that home values are low in comparison to the quality of the housing
stock being offered. Unfortunately, these home prices are far below the current cost of
production or replacement. Another sign of distress is vacant land or buildings. Within each
of the commercial nodes of the corridor there are several vacant storefronts/buildings that
indicate low demand for space. Similarly, there are a few vacant lots within well-established
neighborhoods, which resulted from the demolition of deteriorated houses. Since the cost
of production is higher than current market values, there is no demand for these lots given
existing conditions. Thus, both the commercial nodes and the residential neighborhoods are
affected by vacant property due to low market demand.

There are multiple
vacant and
underutilized sites in

the corridor, including

this large parcel near
the intersection of
Noble and Mayfield.

Source: Google Street View
For these reasons, among others, FutureHeights sought to enhance the corridor through
strategic revitalization initiatives. The plan is built upon an engagement process that balanced
the needs and interests of all corridor stakeholders and municipalities, ensuring the end-
product of the initiative is beneficial to the residents of Cleveland Heights and East Cleveland,
alike.

Mission of the Noble Road Corridor Plan

The Noble Road Corridor Plan was undertaken to strengthen the commercial nodes along
the corridor to serve as a stronger asset for the surrounding residential neighborhoods. In
assessing the nodes, it became clear that theirimprovement would need to be linked to
reinventing the corridor. A new role and function must be found to make Noble Road more
integral to the lifestyle of the Noble Neighborhood. The future of the Noble Road Corridor
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is tied to the surrounding neighborhood, and vice versa. Disinvestment has occurred along
Noble Road itself and in the surrounding neighborhood. The plan for the Noble Road Corridor
must not only improve conditions along the road, but strengthen the surrounding residential
neighborhoods.

In short, the mission of the Noble Road Corridor Plan is to define a path to reversing the issues
and challenges that face the Noble Neighborhood. Issues include:

- Declining residential property values

- Decreasing quality of businesses along Noble Road
- Declining appearance of the Noble Road Corridor
> Lack of vitality along Noble Road

> Increasing vacant land and storefronts along Noble Road

What will make people choose the Noble Neighborhood in the future?

The key to improving neighborhoods and communities is simple: 1) make the area more
appealing; and 2) make it a place where people choose to live, work and play. How to achieve
this marked increase in appeal is the central challenge of city planning, and it differs from
community to community. In considering how to make the area more appealing we must ask
why people would choose the Noble Neighborhood. In the future, reasons they may choose
the Noble Corridor could hopefully include:

> It offers a lifestyle that meets the needs of modern families

- Almost everything residents need is nearby and easily accessible
- Noble Road is attractive and has nice shops and restaurants

- The neighborhood has a special “feel”, it really feels like home

> The area is clearly improving and will be even better in the future
- The housing stock is great and offers strong value

- Property values are poised for nice appreciation
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Organization of the Study Area

The study area for the Noble Corridor is 2.5 miles long, running along Noble Road from Euclid
Avenue on the northwest, to Mayfield Road on the southeast. Most of the corridor is located

in the City of Cleveland Heights. Portions of the Cities of Cleveland and South Euclid abut the
corridor to the north and east respectively. The northwest portion of the Corridor extends
into the City of East Cleveland. The eastern portion of the Noble/Mayfield commercial node is
located in the City of South Euclid. The Noble Road Corridor Plan established four commercial
nodes, which will be the focus of revitalization efforts in the Plan. These nodes are: 1) Noble/
Euclid; 2) Noble/Nela; 3) Noble/Monticello; and 4) Noble/Mayfield. This framework allowed
the planning team to compartmentalize the study area and identify improvements on a more
micro level.

4 1. Executive Summary




The Four Nodes
Detailed maps of the four commercial nodes are provided below.

A critical intersection in East Cleveland

As a crossroads for residents of East Cleveland,
Cleveland Heights and Cleveland, the Noble/Euclid
Node is an important intersection in the study area.
Unfortunately, the Node suffers from a high degree of
blight and faces economic challenges. The Node is

a gateway the Corridor and will be vital to attracting
investment and shifting perceptions of Noble.

Main street character near a historic office park

The Noble/Nela Node is defined by its proximity to the
Nela Park Business Campus, the current home of GE
Lighting. The area is home to multiple churches and
businesses, and benefits from a “main street character”
that encourages congregation. Still, the area struggles
with vacancy and will need investment to thrive in the
future.

A neighborhood crossroads

The Noble/Monticello area functions as a neighborhood
business district that mainly services the needs of
residents. There are several parking lots fronting Noble
that negatively affect the physical form of the node,
however the businesses are generally well-used and
stand to benefit from neighborhood investment.

The gateway to the Noble Neighborhood

The Noble/Mayfield Node is the southern gateway

to the Corridor and is large enough to constitute

a district rather than a linear node. Mayfield is a

regional connector road, making the node the most
economically active in the study area. Also, there are

multiple light industry and heavy commercial uses, such

as automobile repair in the node. As a result the area is
well-positioned for development and growth. @

NODE 1:
NOBLE/EUCLID

The Node is the
northernmost node

in the study area and

the only one located
entirely in East
Cleveland.

NODE 2:
NOBLE/NELA

The Node is located in
Northeast Cleveland
Heights and is not
bisected by any major
streets.

NODE 3:
NOBLE/MONTICELLO

The Node is centrally
located in the 2.5 mile
Corridor Study area and
lies at the intersection
of Noble Road and
Monticello Boulevard.

NODE 4:
NOBLE/MAYFIELD

The Node is the largest
of the four nodes and is
prominently located at
the intersections Noble
and Mayfield Road.
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Summary of Recommendations

The major recommendations of the Noble Road Corridor Plan are summarized below.
Core Concept

The new role and function of the Noble Road Corridor would be a mixed-use, multi-modal
corridor that makes Noble Road the focus of mobility, civic life and shopping for the Noble
Neighborhood. The components of this core concept are:

Mobility/Transportation

Currently, the Noble Road right-of-way is devoted primarily to cars; facilities for walking, biking
and transit are secondary. A modern, healthy lifestyle involves a multiple mobility options,
which make the transportation system more accessible to all people, including the old, young,
handicapped, and poor. Creating a multi-modal transportation system will make Noble Road
more integral to the daily lives of neighborhood residents. The Plan provides illustrations
showing how the new corridor would look and function. The new corridor will become a place
for people rather than just for cars.

Example of a well-

landscaped street

Source: Google Images

Aesthetics/Appearance

The mixed-use, multi-modal corridor will look very different than today’s Noble Road. It will be
attractive, enticing and vital looking, drawing people engaged in a range of activities. In order
for Noble Road to truly serve multiple modes of mobility, it must be an attractive place to walk
and ride a bike. The market study performed as part of this Plan indicates that there is existing
unmet demand within the immediate market area (Noble Road Corridor). The fact that new
businesses have not opened to meet this demand is a clear indication that most portions of
Noble Road, in its current form, are not considered a viable locations for new retail businesses.
With the functional and aesthetic improvements proposed, the Noble Road Corridor can
attract people to support new businesses. It must also be a place where people gather to meet
neighbors, have a meal and do some shopping. Initial efforts will be focused on making the
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needed improvements within the Noble Road right-of-way, with aesthetic improvements to
private property along Noble Road occurring once the benefits of restructuring the road begin
to take place.

Civic Life

Noble Road will become integral to the lifestyle of the neighborhood. Many public/civic uses
are located on Noble Road, including schools, churches, the library, etc. The multi-modal
improvements will link these uses together to create a stronger civic function. New uses will be
developed, such as new parks for young and old, as well as passive spaces for people watching.

Enhanced Shopping

By virtue of the improved transportation system, attractive
appearance, and stronger civic role, the Noble Road
Corridor will become a viable shopping area, with activity
focused within the four nodes.

Commercial Investment and Redevelopment.

Improved retail activity is a central component of the Plan.
The Plan, however, recognizes that commercial investment
and redevelopment will be a consequence of reinventing
the corridor’s role and function as a mixed-use, multi-
modal corridor.

The proposed multi-modal transportation improvement will also leverage the Northeast

Ohio region’s strong transit system by making the corridor much more bus friendly, thereby
building upon links to the Windermere Transit Station and other transit routes. Commercial
investment and redevelopment is proposed for all four nodes, based on the viability of
investment opportunities. There is some opportunity in all four nodes, but the most significant
opportunity for commercial redevelopment exists at the Noble/Mayfield node. The Plan
includes three alternative redevelopment plans for the Noble/Mayfield node to explore the
range of potential redevelopment. The Plan also includes recommendations for small-scale
development and building additions throughout the corridor. The market study performed as
part of this plan indicates that “market gaps” exist in the market area.

Increased Residential Investment.

The restructuring of Noble Road as a mixed-use, multi-modal corridor will make living on the
corridor much more attractive. Transportation will be upgraded and made more convenient,
the corridor will be much more attractive and there will be more things to do along the corridor
in terms shopping and civic activities. As a result, substantial new residential investment is

Existing Shopping

along Noble Road

Source: Google Street View
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anticipated both in terms of rehabilitation of existing apartment buildings and new residential/
mixed-use development. Redevelopment plans for the Noble/Mayfield node include
substantial residential development in various forms, including rental apartments in mixed-use
buildings, live-work units and new single family homes.

Economic Development.

Along with the greatly enhanced quality of life and functionality of the restructured Noble
Road Corridor, the economic performance of the corridor will also be significantly elevated.
This elevated economic performance will be manifested through key indicators such as higher
property values, higher commercial and residential rents, and higher tax revenue. The path to
this elevated economic performance is investing in the infrastructure improvements needed
to reinvent Noble Road as a mixed-use, multi-modal corridor. The Plan frames an economic
development strategy to capture a portion of the future increased property values and tax
revenue to pay for the infrastructure improvements.




2. Planning Process \

Overview

The planning process for the Noble Road Corridor Plan

Community Meeting 1

was initiated in the summer of 2018 by FutureHeights, the
official Community Development Corporation of Cleveland
Heights, Ohio. In October of 2018, FutureHeights formally
hired Camiros, an urban planning firm to coordinate the
process as well as The Riddle Company, an economic
development consulting practice. Over the course of the
next 9 months, the newly hired planning team worked with
FutureHeights and the appointed members of the Steering
Committee to formulate a plan for the Noble Corridor

and portions of the surrounding neighborhoods. The Source: Camiros
engagement process was designed around three major community meetings. These meetings

gave the planning team an opportunity to learn about the Noble neighborhoods’ history

and culture, and to obtain feedback on the proposed ideas. Based on this engagement, the

planning team was able to present to a set of proposals that were well-researched and catered

to the needs of current and future residents.

Steering Committee

The Steering Committee is made up of 13 members representing the Cities of Cleveland
Heights and East Cleveland, local resident organizations, churches, neighborhood businesses,
and the community at large. The Steering Committee acted as advisor and decision maker to
help to create a framework for future development that is rooted in community’s vision for
equity. Committee members helped to represent the thoughts and goals of the community,
while providing their time and offering their own unique perspectives on the Corridor. They
regularly attended public and private meetings.

Steering Committee members were asked to

> Identify resources or provide information regarding conditions within the
neighborhood.

> Assist in promoting the Community Meetings to a broad range of community members.

- Reflect concerns and issues from neighborhood and citywide residents, businesses and
stakeholders.

- Generate and review ideas in order to prioritize the strategies and projects that merit
consideration for inclusion in the Corridor Plan.

> Review deliverables and provide comments and feedback before they go to the larger
community.

- Help identify potential partners and guide post plan implementation.

Noble Road Corridor Plan | Cleveland Heights & East Cleveland, Ohio
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Resident Feedback Surveys

Over the course of the Noble Road Corridor Plan, the project team distributed online surveys to
residents of the Corridor neighborhoods. The surveys worked in tandem with the Community
Meetings to provide an alternative form of feedback to the planning team. The initiative gave
residents who could not attend Community Meetings an opportunity to engage in the planning
process, and created a low-pressure outlet for people to voice their opinions on the Corridor
and all of the proposals. The planning team received hundreds of responses to the distributed
surveys, heavily informing the Noble Road Corridor Plan.

Process Phasing

When the project was started in the fall of 2018, the planning team organized the engagement
process into four major phases: 1) Assessing Existing Conditions; 2) Considering Alternative
Options; 3) Defining Strategic Direction; and 4) Finalizing the Plan. The first phase was
designed to create momentum for the Plan and allow the planning team to learn as much
about the Corridor as possible without preconceptions. The second phase of the process laid
the groundwork for the ultimate components of the Plan and provided a direction for the
process. The third and fourth phases built upon previous efforts to finalize the contents of the
Plan while obtaining continued feedback from residents.

Phase 1: Assessing Existing Conditions

Key Person Interviews

To kick off the planning process, the planning team conducted a variety of interviews with
community residents and stakeholders to listen and learn about the past, present and future of
the neighborhood. There were more than 20 interviewees, providing the team with a variety of
thoughts and perspectives on the Noble Corridor.

In addition to connecting multiple stakeholders to the Noble Corridor planning process,

the interviews allowed the planning team to gain a much stronger understanding of the
neighborhood that went beyond maps and demographic reports. Interviewees were able

to provide insight that they had attained as both area residents and representatives of their
organizations. They discussed matters such as the need for a safer community with more job
access, neighborhood growth without exploitation, and the importance of grocery stores, low-
income housing and other factors in planning for the future. The information gathered in the
key person interview process informed the concepts that were ultimately formed in the next
stage of the process.
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Steering Committee Meeting 1

The first Steering Committee Meeting was held on Tuesday, October 30,2018. The meeting
gave the Steering Committee a formal opportunity to get acquainted with the planning
consultants and to organize a framework for the planning effort. Conversations with the
Steering Committee allowed the project team to become more familiar with the existing
conditions in the study area neighborhoods (before the completion of the existing conditions
report) and to begin a dialogue on the most integral goals of the process. In order to further
inform the vision, the planning team discussed the themes and outcomes of the Key Person
interviews with the Steering Committee. The meeting was a critical step in charting a course
for the next steps of the plan.

The Market Study

The project team prepared a market study for

the Noble Corridor to inform the development of Market Study
Trade Areas

planning concepts. The study used the four major
nodes as a framework for analyzing the study area.
By researching the areas within a 10 minute walk
of each intersection, an overview of the market
potential was gathered that would steer and
reinforce the direction of the proposed planning
implementations.

Existing Conditions Report
Source: The Riddle Company

The Planning team completed an Existing Conditions Report to lay the groundwork for a

successful planning process. The report utilized existing GIS data from the Cuyahoga County

Department of Information Technology, among other sources. The report first examined the

entire corridor and then reviewed each node individually. Analysis involved studying existing

land use, the current transportation network, and assessed property values. The planning

team referenced a neighborhood report completed by a group of Case Western Reserve

University students in the fall of 2015 to provide an overview of existing conditions. The report

concluded with a short list of summarizing assets, opportunities and challenges that would

guide the planning concepts in the next stage of the planning process.

Phase 2: Considering Alternative Options

Steering Committee Meeting 2
The second Steering Committee Meeting was held on Thursday, January 17,2019 and was
organized to facilitate in-depth discussion of the study area’s existing conditions, the market

assessment, alternative improvement options/concepts as well as local capacity and funding
to implement the proposed alternative concepts. The discussion with the Steering Committee
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Community Meeting 1

12

Presentation

Source: Camiros

gave the planning team initial feedback on the preliminary proposals and allowed the team to
prepare for the first public meeting.

Community Meeting 1

The first community meeting was held on the evening of Thursday, January 17,2019 at the
Cleveland Heights Community Center. The meeting was structured around a presentation

by the planning team to nearly 100 Cleveland Heights and East Cleveland residents. The
meeting was organized to give residents a short description of the findings of the market study
and the research completed up to that point. In order to garner feedback on the proposed
concepts from residents, the planning team distributed keypad polling devices to attendees
and posed questions about the initial proposals. Live response percentages would appear on
the screen in real time, allowing people to consider questions and see how their neighbors
feel. After answering questions, residents were given the opportunity to speak up with their
own thoughts and opinions on the preliminary proposals and on the corridor as a whole. The
evening was a crucial turning point in the process, as it provided the team with necessary
insight and gave the plan a more refined direction.

Phase 3: Defining Strategic Direction

Youth Engagement Meeting

Oftentimes, young people are left out of the planning process. The planning team considered
the perspectives of youth as valuable as those of adults since youth are, in many ways, the
future of their neighborhood. Children and teenagers typically offer a unique perspective on
their community because they experience it in different ways. Additionally, they are often
thinking about their future, where they would like to go to college and where they would like to
live after they graduate. The youth of the corridor will need to be retained as residents for the
long-term health of the community, so the opportunity to engage with them is invaluable.

The Noble Road Youth Engagement Meeting was held on April 3,2019 at the Noble
Neighborhood Library. Youth attendees completed mapping exercises and filled out short
surveys about their neighborhood. They came up with a variety of ideas for potential amenities
such as new spaces to play in, different types of shopping they’d like to see and other potential
neighborhood improvements.
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Steering Committee Meeting 3

The third Steering Committee Meeting was held after the planning team had an opportunity
to consider feedback from the first Community Meeting to discuss the proposed key strategies
in detail and make consensus adjustments to the strategies, as well as the proposed
improvements, developments and initiatives that could bring these strategies to life.

Community Meeting 2

The second Community Meeting was held on April 4, 2019 at

McGregor Home in East Cleveland. The meeting was attended by T

Meeting 2

over 100 neighborhood residents and stakeholders, representing
the diverse nature of the community. In attendance were Presentation
residents of both cities as well as elected officials from both

cities, which included the mayors of both East Cleveland and

Cleveland Heights. The meeting gave the planning team an

opportunity to present the latest proposals for the Noble Road Source: Camiros
Corridor Plan, including updated visions for each of the four nodes along with the findings of
the market study.

While the first Community Meeting was more focused on collecting ideas for possible plan
initiatives, the second meeting emphasized educating the public on what had been learned

to that point and gaining feedback on the refined concepts. Residents again utilized keypad
polling devices to respond to the planning implementation concepts and then were given a
chance to ask the planning team questions and to offer their thoughts on the proposals. The
meeting both reaffirmed the direction of the plan and gave the planning team ideas that would
be included in the final phase of the planning process.

Phase 4: Finalizing the Plan

Steering Committee Meeting 4

The fourth Steering Committee Meeting was held to conduct a detailed review of the Draft Plan,
identifying revisions and enhancements to be made. Input revolved around further defining
the details of the Noble/Mayfield Node and the next steps of the effort to improve Noble Road.
For example, look into how the plan will factor into greater City-wide efforts as well as how
future funding will be secured.

Community Meeting 3

The third and final Community Meeting of this process was held on July 18,2019 to present
the Draft Plan to the community and to obtain both feedback and suggestions for the contents
of the plan before final adoption. The meeting was held at Central Bible Baptist Church on
Noble Road in the project area and was attended by more than 70 residents of both Cleveland
Heights and East Cleveland. The meeting gave residents a look at the final direction of the
plan and an opportunity to ask Planning Team members questions about the plan initiative.
Residents discussed the importance of trees, cleaning up Noble, and the transit needs of the

community.
Noble Road Corridor Plan | Cleveland Heights & East Cleveland, Ohio  |lK]




Early Action Projects

Approach to Early Action Projects

Early action projects represent a key strategy in community planning, demonstrating that planning does drive community
improvement. The implementation of one or more early action projects builds credibility in the planning process and
helps promote greater community involvement. Early action projects need to be customized for each community and each
planning process.

The types of early action projects implemented range from small scale projects, such as cleaning up vacant lots, to more
involved projects, such as the temporary installation of a complete street improvement to demonstrate the benefits of
enhancing bike/pedestrian transportation. For the Noble corridor Planning Process, multiple project ideas were considered
including a temporary social park installation, a temporary bike lane installation and a “Movie in the park” day. Ultimately,
FutureHeights made the decision to focus on beautification program that involved the placement of flower pots along Noble.

Noble Road Planter Program

To demonstrate the capacity of the community and local stakeholders to effect change, FutureHeights forged a consensus to
pursue an Early Action Project to expand the existing flower planting program along Noble Road. The current program, which
involves planting flowers in decorative containers and hanging baskets in the commercial areas along Noble Road, generated
significant positive feedback within the neighborhood.

In 2016, the Cedar Lee Business District initiated a streetscape project that included new planters and hanging baskets for
that district. The City of Cleveland Heights repurposed the district’s previous planters and moved them to the Noble Road
Corridor. Currently there are 88 planters on Noble Road: 34 large planters, 28 small planters, and 26 hanging baskets. There
are also 6 in-ground flower beds along the street. The city maintains the planters during the summer months through a
regular watering schedule.

The Early Action Project aims to build upon the current flower planting program and other beautification efforts in the
neighborhood, led by Noble Neighbors and Oxford and Montford community gardens, in order to unify the entire street.
While the existing program focused on commercial areas in the Cleveland Heights portion of the corridor, where active
neighborhood groups provided a ready source of volunteers. The expanded program would extend the effort into the
residential areas of the street and to the East Cleveland portion of the corridor. Due to the timing of the Early Action Projects
component of the Plan, which was completed in early-mid spring, logistics for the expanded flower planting program could
not be put into place in time to carry out the program in the growing season of 2019, and will be implemented in 2020.

Additional Early Action Projects

Going forward, FutureHeights and the community will have the option to implement a variety of other projects that were
discussed during the Early Action Project selection process. If executed well, the projects will effectively compliment the
implementations of the plan. A short description of possible initiatives Is provided below. The reference to projected costs,
which are framed in terms of “low, moderate and high,” should be interpreted within the context of the ability of local
stakeholders (FutureHeights and its partners) to raise sufficient funds for such projects.:

Temporary Outdoor Restaurant Café. Many people have said they wished there were outdoor cafes along Noble Road.
One impediment to local restaurants having outdoor cafes is the narrow width of the sidewalks. This early action project
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would temporarily close on-street parking in front of the restaurant to create a café space, which is known as a “parklet”.
Improvements would include temporary flooring, partitions, lighting, signage and landscaping. Projected Cost: moderate.

Pop-Up Restaurant. One limitation on the temporary outdoor restaurant café project is the small number of restaurants
along Noble Road. The best restaurant candidates for a temporary outdoor restaurant café are Island Style in the Nela
Node and Christopher’s Pub. Another early action project that could dovetail with a temporary outdoor restaurant café is

a pop-up restaurant. This project would involve convincing another restaurant from outside the area to open a temporary
restaurant within a vacant storefront on Noble Road. A number of logistical hurdles would need to be overcome. One of
the larger hurdles, providing facilities for cooking, could be provided by locating a food truck next to or behind the space. A
temporary outdoor restaurant café could be setup in front of the storefront. A subsidy might be required to underwrite the
project. Camiros helped organize a pop-up grocery store as part of a neighborhood plan we did in Kansas City. Projected

Cost: moderate to high.

Ornamental Outdoor Lighting. Enhancing the visual appeal of the corridor is something many local residents want. A cost
effective form of visual enhancement is ornamental outdoor accent lighting. A temporary or permanent installation could
be implemented in one node to demonstrate the concept. Ornamental accent lighting could be accomplished with strings
of lights between utility/street light poles. Different types of lights could be used, including spotlights to illuminate attractive
features of buildings within the node. Accent lighting could also illuminate trees, flowers and other landscape features.

Projected Cost: low.

Temporary Complete Street Installation. A more ambitious project would be implementing a temporary complete street
installation. This would involve the reallocation of space within the Noble Road right-of-way to create bike lanes, landscape
area and pedestrian amenities. This could be done for one or two nodes within the corridor. This would be best done
around a major summer-time holiday, such as Fourth of July or Labor Day. A part of the complexity of this project would be
designing the installation and obtaining permission from the jurisdiction having authority over the road. The improvement
would involve securing a substantial quantity of traffic control devices, benches, landscaping, sighage and other material.

Projected Cost: moderate to high.

Temporary Social Park Installation. One of the proposals for transforming the corridor is turning vacant lots and small
green spaces into “social parks” that help make Noble Road an activity generator and a fun place to live. The “social park”
concept recognizes that people of different ages may want different activities and amenities, and that different types of
social parks can appeal to different groups. For the early action project, the design of a temporary social park would try to
appeal to a broad cross section of people. Improvements would include grills for outdoor cooking, equipment for games
and contests, an audio visual system, landscaping and lighting. Projected Cost: moderate to high.

Spring/Fall Tree Planting. A simple but popular early action project is spring tree planting. Trees can often be donated by
local non-profit organizations such as the Open Lands Project and residents can participate in planting the trees. Projected
Cost: low.

House and Garden Walk. A house and garden walk, where local residents open their houses and gardens to viewing by the
general public, is a way to celebrate the quality and variety of homes in the neighborhood, and build community pride. This
event is relatively low cost for the event coordinator but requires a good bit of logistical work. Projected Cost: low.

Movie in the Park. This early action project involves playing a popular movie in one of the green spaces located along

Noble Road. A simple but popular event, this project would require the A/V equipment to run the movie, a concessions
stand, blankets/mats for sitting on the grass, lighting, signage and supervisory personnel. Projected Cost: low to moderate.
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3. Existing Conditions \

Overview

The Noble Corridor Planning area is comprised of the Noble Neighborhood in northeastern
Cleveland Heights and a portion of northeastern East Cleveland. The corridor stretches for
approximately 2.5 miles and is home to approximately 15,000 residents. The corridor is
racially diverse with mix on nationalities, races and ethnic origins. With over 11,000 vehicles
traveling the Noble Corridor each day, it is a collector road that connects residents of the
Noble Neighborhoods to regional arterial streets, including Mayfield Road and Euclid Avenue.
Although the Corridor is largely residential, there are multiple small businesses lining the
corridor that serve residents. Notably, the Nela Park business campus (home to GE lighting) is
also located on Noble in East Cleveland. An understanding of the present state of the corridor
neighborhoods is critical to understanding how the community can position itself for an
equitable and prosperous future. To gain this understanding, the planning team conducted an
existing conditions analysis that would inform the forthcoming planning proposals.

Demographics

In the fall of 2015, a class taught by Dr. Mark Chupp of Case Western Reserve University
conducted a survey and analysis of demographic conditions in the Noble Neighborhood,
which is defined as the five census tracts straddling Noble Road north of Mayfield Road within
Cleveland Heights. An excerpt from the study provides an overview of this demographic
analysis below (the study did not consider East Cleveland in its scope, so a short analysis of the
East Cleveland portion of the Corridor follows the excerpt).

As of 2010, Noble neighborhood had 12,500 residents, comprising 27.1% of Cleveland
Heights’ overall population. As illustrated in the following chart, the neighborhood has
seen a population loss similar to Cleveland Heights as a whole, with the neighborhood’s
total population being down 16.58% since 1990.

Neighborhood residents represent various races; however the community is primarily
African American (67.8%) or White (27.1%). The neighborhood has seen an increase in its
refugee population, specifically its Nepali population, due to a refugee services nonprofit
(Us Together, Inc.) having relationships with landlords in the Noble neighborhood area,
primarily on Noble Road.
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The following table illustrates changes in demographic racial composition for the Noble
Neighborhood and for Cleveland Heights. Since 1990, Noble neighborhood has seen a
54% loss in its white population, a 15% increase in its African American/Black population,
a 21% increase in its Hispanic population, and a 47% increase in its Asian/Pacific Islander
population (which may be correlated with local refugee resettlement services). There has
been no increase in the area’s American Indian population. These numbers show that in
1990 the neighborhood

had a near 50-50

split in its white and

African American/

Black population. Since

then, the neighborhood

has seen an out-

migration of its white

population and an

in-migration of African

American, Asian/Pacific

Islander, and Hispanic

individuals.

By contrast, Cleveland Heights has seen a sharp increase in its Hispanic and Asian/Pacific
Islander populations (67% and 55%, respectively). Unlike Noble neighborhood, Cleveland
Heights as a whole has seen a loss in its African American/Black, White, and American
Indian population.

Noble Neighborhood
1990 2000 2010 | % Change
White | 7,351 | 5,005 | 3,386 -54%
Black | 7,394 | 8,853 | 8,467 +15%
American Indian 21 18 21 0%
Asian/Pacific Islander 148 203 217 +47%
Hispanic 163 198 197 +21%

Cleveland Heights city
1990 2000 2010 | % Change
White | 32,534 | 27,100 | 22,986 -29%

Black | 20,054 | 21,128 | 19,580 -2%

American Indian 96 87 74 -23%
Asian/Pacific Islander | 1,138 1,305 1,906 +67%
Hispanic | 582 791 903 +55%

1ta from: NEO CANDQO system, Northeast Ohio Data Collaborative (http://neocando.case.edu/neocando,
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Since 2000, the Noble neighborhood has seen a 5.8% increase in individuals aged 60 and
older, with this group now constituting 20.4% of the neighborhood). The neighborhood
has seen a population loss forits 0-4,5- 17, 18 - 34, and 35 - 59 age cohorts.

Since 1990, the neighborhood'’s poverty rate has increased to 16.5%, with approximately
2,190 individuals living below poverty level. Its child poverty rate has increased to 31.2%
(nearly six times its 1990 rate) with approximately 973 children living below poverty level.
Female-headed families with children under 18 living below poverty (more commonly
referred to as single mother households) have increased from 72 households in 1990 to
182 households in 2010.

Finally, Cleveland Heights and Noble neighborhoods” median household income was

also compared. Noble neighborhood, like Cleveland Heights, has seen a rise in median
household income over the past 20 years. Prior to 2010, the median household income
for the neighborhood surpassed that of Cleveland Heights. However, as of 2010, Cleveland
Heights” median household income has risen to surpass that of the Noble neighborhood.
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When examining individual census tracts within the Noble neighborhood, there is visible
growth in median household income for most census tracts. Census Tract 1401.0 saw a
rise in median household income between 1989 and 2000, however median household
income for this census tract has since fallen. Unlike Noble neighborhood as whole, census
tracts 1403.02 and 1404.0 continue to have median household incomes that surpass that
of Cleveland Heights.
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East Cleveland Census Tracts

In the East Cleveland portion of the Noble Corridor Study Area, there are approximately 2,793
residents identified in the 2017 American Community Survey. From 2000 to 2010 there was

a marked drop of more than 1200 persons (30.5%). The population then stabilized between
2010 and 2017 with a net addition of 30 residents. Such fluctuation in population is common
in neighborhoods experiencing economic distress. In terms of racial makeup, the community
was comprised of approximately 129 white residents and 2,618 black residents (95%) in 2017.
This is only a marginal change from 96% African-American in 2009, indicating that the racial
composition has remained steady over the past two decades.(Census Bureau ACS 5-year
estimates)

The population of the neighborhood skews older with approximately 52% of the population
aged 35 or older and 25% of the population aged 60 or older. The aging population of the
community represents a long-term drop in younger residents and a problem for the community
as it moves forward. A reversal of this trend in aging population would likely occur only through
the revitalization of the neighborhood as part of the overall restructuring of the Noble Road
Corridor.

Cleveland Heights and East Cleveland Combined Key Trends

- The population has declined and become poorer. (NEO Cando System, Census Bureau
ACS 5-year estimates) Overall, the Noble Corridor, as evidenced by demographic
shifts within the Noble Neighborhood and the East Cleveland Census tracts, has seen
unfortunate trends appear. Between 1990 and 2010 Cleveland Heights experienced a
decrease in population (16%) and an increase in the poverty rate (from 4.6% to 16.5%).
The East Cleveland tracts also experienced a population decrease and an increase in
poverty rate.

- Racial diversity in the minority population has increased. (NEO Cando System, Census
Bureau ACS 5-year estimates) The racial composition of the Noble Neighborhood
has shifted between 1990 and 2010, becoming less white and more minority with the
addition of more Asian and Hispanic residents. This trend aligns with similar trends in
Cleveland Heights and nationally, although the shift to minority residents is greater in
the Noble Neighborhood.

0 The largest percentage increases in minority population was for Asian/Pacific
Islander residents (47%) Hispanics (25%). Both these populations were smallin
1990 and remain small despite the percentage increases.

0 The largest shifts were the decrease in white residents (54%) and the increase
in black residents (15%). In 1990 the white and black populations were roughly
equal, whereas in 2010, the black population is more than double the white
population.
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- The Case Western study also identifies some indicators of stability.

0 Although the poverty rate has risen, the median household income has grown
slowly and was roughly equal to Cleveland Heights as a whole in 2010 (since
then it has dropped below that of the City). It should be noted that the Noble
Neighborhood had significantly higher median income than the city of Cleveland
Heights as a whole in 1990.

0 The age of residents in the Noble Neighborhood is relatively stable, indicating
that new residents are moving into the neighborhood to replace residents who
leave. However, it should be noted that this is not the case in the East Cleveland
portion of the Corridor and that the population has aged to a greater degree in
those census tracts.

Existing Land Use

The pattern of land use within the Study Area is influenced by the three major thoroughfares
that intersect the 2.5-mile Noble Corridor: Euclid Avenue, Monticello Boulevard, and Mayfield
Road. Commercial uses in the corridor are concentrated around these major intersections and
near the Nela business campus. Parcels zoned for industrial uses are located where Noble Road
intersects with Euclid Avenue and with Mayfield Road. The remainder of the study area is made
up of residential and institutional uses, including schools and religious facilities. While detailed
observations on land use within the four nodes are contained in a separate section of this Plan,
observations on the pattern of land use in the broader community are outlined below.

- The commercial nodes along Noble Road are well positioned to serve the adjacent
residential neighborhoods. No other significant commercial areas are located in close
proximity to these nodes to the east or to the west.

- Euclid Avenue and Mayfield Road are regionally significant roadways capable of
attracting significant concentrations of commercial use. Strong nodes of commercial
use exist at various locations along these two arterial routes. The presence of
deteriorated and blighted properties along Euclid Avenue diminishes its appeal.

- Both the Euclid Avenue and Mayfield Road frontages within the Study Area are auto-
oriented by virtue of their four-lane cross sections, high traffic volumes, and absence
of pedestrian amenities. The commercial nodes along Noble Road, while also lacking
pedestrian amenities, have potential for pedestrian enhancement due to lower traffic
volumes, the street orientation of most of the buildings, and the close connection to
surrounding neighborhoods.

- The regional retail shopping destinations include Legacy Village in Lyndhurst and a
Walmart Super Center on Warrensville Center Road. Severance Town Center was a
regional shopping destination, but the loss of major retail anchors has diminished
this property as a regional draw. These regional destinations do not represent major
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competition for Noble Road because it serves a different function. The Noble Corridor FIGURE 2.1

nodes serve a more local/neighborhood shopping function, which includes leisure- NOBLE CORRIDOR

STUDY AREA NODES

oriented uses such as eating and drinking establishments.

- Competition for the Noble Corridor commercial nodes are other local urban business
districts, such as the Cedar-Lee and Coventry districts. These nearby urban business
districts offer a greater range of businesses than the Noble Road nodes and offer a
more attractive, pedestrian-oriented shopping experience. These other urban business
districts are close enough to the Noble Corridor to draw convenience and leisure-
oriented expenditures.
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Northern
Noble Corridor

Transportation Map
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Source: Camiros

Transportation Network

Bus System

The Greater Cleveland Regional Transit Authority (GCRTA) operates the 41-41F Bus route along
Noble Road for the entirety of the Noble Corridor study area. The Noble Road route is a well-
used route, connecting riders to the Stokes-Windermere RTA rapid train and bus stations in
East Cleveland. Three other GCRTA bus routes serve the study area: (1) 28-28A - Euclid Avenue,
(2) 7 - Monticello Boulevard, and (3) 9 - Mayfield Road.

While the GCRTA has seen drops in ridership over the past several years, these bus routes
continue to provide residents and workers of the Noble Corridor with an affordable alternative
to personal vehicle use.

Bike/Pedestrian Connections

A basic system of sidewalks exists along the Noble Corridor to facilitate pedestrian mobility.
However, the lack of pedestrian amenities and unappealing aesthetics of the Corridor are a
disincentive to pedestrian activity. The absence of walk-to destinations/amenities also reduces
pedestrian activity. Streetscape improvements such as street trees, landscaping, and benches
would make the Corridor more appealing for pedestrians.

The study area contains two posted bike routes designated by the Northeast Ohio Areawide
Coordinating Agency (NOACA). These run along Monticello Boulevard and Mayfield Road. While
the routes are not dedicated bike lanes, they are located on larger streets that have the street-
width to accommodate both cyclists and drivers. Noble Road has a moderate level of traffic
(11,247 ADT), which makes it suitable for bicycle mobility and the addition of a bike lane could
increase overall activity along the Corridor.
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The Noble Road Corridor is also identified as a “near-term priority project” in the Eastside
Greenway Plan, created by the Cuyahoga County Planning Commission in 2015. This reinforces
the findings of this Plan that conditions within the Noble Road Corridor are suitable for a well-
functioning bikeway. Two suggested cross section designs from the Eastside Greenway Plan are

reproduced, below.

Bike lanes
with
parking

Bike lanes
with
buffering

Vehicular Connections

Noble Road functions as a “collector street,” connecting adjacent residential neighborhoods

to regional arterials such as Mayfield Road, and Euclid Avenue, which connect to the broader
region. According to the Ohio Department of Transportation (ODOT), an average of 11,247 cars
traffic Noble Road on a daily basis. Residents can reach destinations, such as University Circle
and Downtown Cleveland, using city streets in 20 minutes or less. Residents can reach other
regional destinations with relative ease as well, using Interstates 90 and 271. As the community
works to attract investment along the Corridor, its proximity to the regional road network
should be leveraged as a significant asset for the area.

Figure 2.3

Southern
Noble Corridor
Transportation Map

Source: Camiros
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Figure 2.4

Northern Noble

Corridor Assessed
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Values Map

Source: Camiros

Assessed Values

Existing assessed property values were surveyed and analyzed to identify the areas of relative
strength and weakness of properties along the corridor and within the four nodes. Areas of
high assessed value often indicate real estate market strength, which usually translates into
higher opportunities for attracting new market-rate investment, while areas of low assessed
value often indicate likely challenges in attracting new investment. Sometimes low assessed
value can be an indicator of deferred property maintenance and deterioration. However, both
the City of Cleveland Heights and the City of East Cleveland have “Point of Sale” inspection
processes that require building deficiencies to be corrected as part of the transfer of ownership
process. The Point of Sale processes and requirements of the two cities differ, most notably

in Cleveland Heights’ requirement for an escrow account to ensure the repairs are made.

The Point of Sale process has helped maintain good building condition within the Corridor,
although the process is not 100% effective in eliminating building deterioration.

Establishing assessed values in Cuyahoga County is the responsibility of the Cuyahoga County
Fiscal Officer. The following excerpt from the Cuyahoga County Website describes how
assessed values are determined.

Under Ohio Law, (ORC 5713 and 5713.33) the County Fiscal Officer is responsible for the
valuation of all real estate. There are two cycles performed to complete this task. One is
the Sexennial Re-appraisal (every six years) and the other is a Triennial Update (every third
year between Re-appraisals). 2018 will be the Reappraisal and 2021 will be a Triennial
Update. A Sexennial Re-appraisal (last completed in 2012) requires all property to be
personally viewed. Once viewed and the data is verified, an analysis of recent comparable

sales is utilized to set market value on a parcel-by-parcel basis. A Triennial Update differs
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Figure 2.5

Northern Noble
Corridor Assessed
Values Map

Source: Camiros

as it relates to scope and methodology. An update does not require a physical viewing of
the property. Its purpose is to ‘update’ the values that were set during the prior Sexennial
Re-appraisal. Valid arms-length sales are analyzed to determine the ratio between the sale
amount and the certified value. Once determined, this factor’ is applied to all Residential

parcels for each distinct Municipality (or market area).

‘Market Value’ is defined as the price your property would likely sell for in an open and
competitive market between a willing buyer and willing seller, neither being under any
undue pressure, both having full knowledge of all relevant facts about the property and the
uses to which it may be put. ‘Assessed Value’ on real estate is set at 35% of market value by
the State of Ohio. Assessed Value is the value of taxable property to which the tax rate is

applied to compute the amount of property taxes.

Assessed Value Findings/Observations

Broad patterns in assessed value are illustrated in the assessed value maps of the East Corridor
and the West Corridor. The values represented on the maps reflect assessed values by parcel,
so larger properties will tend to have a higher value than smaller properties. As such, smaller
single-family residential properties would tend to have lower values than larger multi-family
residential and commercial properties. This is reflected on the two corridor-level assessed
value maps, although there are exceptions. Exempt properties, such as public and institutional
uses, are also identified on the maps.

The assessed value analysis illustrates two major findings: 1) the property along Noble Road
generally has higher value than the property located on the adjacent side streets, which is due
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primarily to the larger size of property and buildings along Noble Road; and 2) the value of
property generally declines from south to north. Concentrations of higher value properties are
located at: a) the Mayfield Road intersection; b) the Monticello Boulevard intersection; and c)
and the Nela Park industrial complex. It is interesting to note that two key parcels of vacant
land have much different assessed values. The vacant site at the northwest corner of Noble/
Mayfield/Warrensville has much higher value than the vacant parcel a short distance to the
north on the southwest corner of Noble/Glenwood. The property on Mayfield Road benefits
from high levels of drive-by traffic, which creates commercial development opportunity and
higher value. The property at Noble/Glenwood has less commercial development opportunity.

Concluding Assets, Opportunities & Challenges

The best way to summarize the key findings of the existing conditions analysis is to list both the
assets/opportunities and the challenges affecting the study area, as provided below.

There are a variety of assets and opportunities to leverage as a means to promote
improvement of the Corridor

Assets
The area is relatively stable.

The most important asset is the stability of the area. As discussed, there is little or no physical
deterioration or blight to address within the study area. Because of this, efforts can be focused
on strengthening and improving the area.

There are strong stakeholders connected to the corridor .

The reason for the stability of the area is the work of strong and effective stakeholders. These
stakeholders include the City of Cleveland Heights and the City of East Cleveland, whose
policies and programs have done much to stabilize the area. Both cities have “point of sale”
programs that have been effective in limiting building deterioration. East Cleveland has had
to cope with more difficult challenges than Cleveland Heights in addressing deterioration,
but East Cleveland is poised to be an effective partner is improving the Noble Corridor. In
addition to units of government, the non-profit sector has also contributed to the stability of
the area. FutureHeights, a non-profit community development organization, has a key role

in working across municipal boundaries to address issues common to all communities in the
area. Resident groups, most notably Noble Neighbors, is very active in organizing residents to
partner with local government and non-profits to address issues facing the area.

Noble Road is a collector street.
Noble Road is important to the movement of people within the broader area. Local residents

use Noble Road to connect to Euclid Avenue, Monticello Boulevard, and Mayfield Road. There
is also bus transit along Noble Road, providing connections to the region. Elevating the
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transportation function of Noble Road as a multi-modal corridor may represent an opportunity
to increase its importance to the surrounding neighborhoods.

Opportunities
There are many high quality homes available in the area

High quality homes can be purchased in the area for a modest price. This creates a strong
incentive for homeowners to commit to neighborhood improvement to maximize their
investment.

The community is becoming increasingly diverse

Demographic trends have shown that communities in the area will become increasingly diverse
in future decades. Successful communities are those that manage this transition effectively.
Both local government and residents in the area accept this trend and welcome the diversity.

There are multiple retail anchors in the community.

While many residents interviewed have expressed disappointment in the mix of businesses
within the commercial nodes, there are important retail anchors to build upon. The national
retailers and service providers existing in the nodes include CVS Pharmacy, Save-A-Lot, Fifth
Third Bank, and Auto Zone. Even Public Storage, which is a quality self-storage facility, should
be viewed as an asset. The local merchants within the nodes benefit from the business these
uses generate.

There is a mix of residential and commercial uses along the corridor.

The combination of commercial and residential (multi-family) along the corridor creates
a mixed-use setting. Accentuating the residential component represents an opportunity
to increase activity along the corridor and expand the base of customers. Well-designed
new residential development, and renovation of existing buildings, would also enhance
the appearance of the corridor. Corridor improvement will require enhancement of both
the commercial and residential components, so involving residential properties in the
improvement process should be part of the strategy.

Challenges
There is a lack of positive brand.
Noble Road does not project a positive visual image. Its appearance is a bit “tired” and “old.”

Residents and stakeholders report that the negative optics associated with Noble Road is a
barrier to investment and community improvement.
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Farmer’s markets
can be very effective
special events to

generate activity

Source: Google Images

There is Creeping Disinvestment in the Corridor.

Lower rates of investment in local property have existed for many years throughout the area.
However, disinvestment has been more pronounced in the northern part of the corridor. While
stabilization efforts have prevented blight from taking hold, there is a clear need to counteract
this creeping disinvestment from north to south.

There is a need for intergovernmental cooperation.

Successful corridor improvement will require cooperation between municipalities, particularly
the Cities of East Cleveland and Cleveland Heights, which represents an added complexity.
The two communities share common interests in seeing corridor improvement take hold and
will need to partner together to form an action agenda. Cleveland Heights has more financial
capacity, due to a stronger tax base, and may need to take on more responsibility in this
partnership.

There is a lack of activity in critical parts of the corridor.

One of the hallmarks of successful commercial districts is a high level of activity. These are
places were people want to be and spend time in. Retail uses, including eating and drinking
establishments, are key activity generators, but other uses can play an important role. Public
uses, including active parks and open spaces that are programmed for various events, can also
generate activity. Transit, including multi-modal systems, can bring people to the area. The
Noble Corridor suffers from a lack of activity, from a lack of uses and places that attract people.
Since the Noble Corridor is not exclusively a commercial district, adding non-retail activity
generators could be a way to increase vitality.

There is a lack of a business district organization.

A key factor in successful urban business districts is effective organization of businesses
and property owners into an entity that can promote the district. A major competitor for
convenience and leisure expenditures is the Cedar Lee Business District in Cleveland Heights.
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Lee Road;
turn lanes,
parking &
plantings

Lee Road;
facades &
streetscape

This business district benefits from the Special Improvement District created there to generate
funds through a tax surcharge to enhance the area and engage in marketing/advertising. It
should be noted that the City of Cleveland Heights plays an active role in the District, and may
contribute funds. None of the four nodes within the Noble Corridor have created a special
improvement district to enable coordinated actions to strengthen the business climate. The
Cedar Lee Business District is successful and the burden of the tax surcharge to fund the
District’s operations is relatively easy to bear. In the commercial nodes along Noble Corridor,
where many businesses are struggling, the burden of a tax surcharge is more challenging.

Many parts of the corridor struggle with built appearance.

This topic is different from the corridor brand topic,

discussed above. The brand can be comprised of many ?J’/‘,’)[I?C’ZIRO‘”’;
elements, including uses, experiences, and economics. condition

Corridor appearance is purely visual. The Noble
Corridor’s appearance is inferior to other urban business
districts located in the broader area, such as the Cedar
Lee Business District. Several factors contribute to

Noble Road’s lackluster appearance. First and foremost,

the absence of a special improvement district to fund street, sidewalk, and streetscape
improvements/maintenance. Coordinated fagade renovation is also needed. The Cedar

Lee District has a plan for parking, including using Lee Road for on-street parking. Along
Noble Road, the right-of-way area is not programmed to improve business activity, such as by
providing on-street parking except in a few locations.

Existing Conditions Summary

In summary, the Noble Corridor displays a number of strengths and assets along with its
challenges. The relative stability of the area provides a foundation upon which significant
improvement can take place. The keys to improving the Noble Road Corridor are: 1)
defining the right strategy; and 2) gaining a full consensus and commitment on the part of
all stakeholders to implement this strategy. The consensus must include the City of East
Cleveland and the City of Cleveland Heights, along with neighborhood groups such as Noble
Neighbors. Acting together, these stakeholders can achieve a level of improvement in the
Noble Corridor needed to bolster the adjacent residential neighborhoods.
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4 . Corridor Vision \

Introduction

The Plan’s vision for an improved Noble Road Corridor is borne out of the issues facing the
corridor, which were made clear in key person interviews conducted with local residents,
community leaders and stakeholder representatives. These issues were also clearly seen in
the surveys that FutureHeights has conducted to gauge the opinions of the neighborhood. The
issues identified included:

- Diminishing number and quality of retail businesses along the corridor.

- The poor aesthetic quality of the corridor, which people described as “tired,” poorly
maintained, outdated, and disinvested.

- Stagnant or declining property values.

- Perceptions of public safety.

The decline of the commercial/retail component of the corridor can be attributed, in part, to a
weakening market. In past decades, people were more inclined to shop locally, which meant
that local residents would do more of their shopping on Noble Road. Noble Road is positioned
such that virtually all of its market area is the local neighborhoods on either side. As more local
residents did more shopping outside the corridor, the mix of retail uses weakened, making

the corridor less and less attractive to local shoppers. The loss of business also made it more
difficult for property owners to maintain their buildings and keep them attractive. Thus, the
decline of the corridor has a clear economic/financial component.

For better or worse, Noble Road sets an image and identity for the Noble Neighborhood in
Cleveland Heights and its counterpart neighborhood in East Cleveland. The decline of the
Noble Road Corridor in terms of appearance and business quality has negatively affected
perceptions of adjacent residential neighborhoods. The way to reverse these negative trends is
to “reinvent” the corridor, to give it a new role and function. Noble Road cannot compete with,
or become, another Cedar Road or Coventry business district. The commercial nodes along the
Noble Road Corridor were never these kinds of quaint, urban business districts. While these
urban business districts do compete with Noble Road for retail expenditures, reinventing Noble
Road must strike a new, authentic course that leverages the unique assets and characteristics
of the corridor. These include:

- Geography that places Noble Road in the middle of a large residential area, allowing it
to be a focal point for the neighborhood.

> Along, linear corridor comprised of one street, rather than a district comprised of
multiple streets. To be successful, Noble Road must be structured to promote mobility/
movement back and forth along the corridor.

- Atrue mix of uses, including a large number of apartment buildings together with
retail nodes, schools, churches and other public/semi-public uses, giving the corridor a

“civic” function.
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4, Corridor Vision

- Atransportation function that connects local residents to destinations within and
outside the corridor. Local residents need to use Noble Road to get where they are
going.

- Atransportation system devoted to car traffic, but which includes bus transit as well as
walking and biking.

- The corridor is “bookended” on either side by major arterial highways, Euclid Avenue
on the north and Mayfield Road on the south. The strength of these regional arterials
could be leverage to drive activity into the interior of the corridor.

New Role and Function of the Corridor

The new role and function of the Noble Road Corridor should be one oriented toward the
future, not the past. Increasingly, people are looking for complete communities that offer
all components of a satisfying community life. Rather than a house in a quiet streetin a
secluded neighborhood, many people want to be part of a full community with access to
transportation, community services, stores/shops, schools, unique uses, and be part of a
neighborhood network. The new role and function of Noble Road is to be the center of this
kind of neighborhood. Noble Road would not just be a way to get where you are going, but a
place that is the focal point for this kind of neighborhood, where people spend part of their
leisure time living on the street. This would take the form of people who:

- Walk and ride bikes on Noble Road

> Live in apartments on Noble Road

- Work in businesses and shops, with some making artisan products
- Attend the farmer’s market on Noble Road

> Enjoy the appearance/aesthetics of Noble Road

> Meet friends for dinner at local restaurants

- Catch the bus on Noble Road

- Garden in community gardens on Noble Road

- Shop in stores on Noble Road

> Enjoy parks on Noble Road

- Walk to school on Noble Road

In order to fulfill this kind of role and function, Noble Road must become a people place, not a
place primarily for cars. It must be a place that facilitates a wide range of activities. It must not
only facilitate multiple types of mobility, it must be a place that promotes/inspires people to
walk or ride a bike, or catch the bus. It should not only feel safe, but be a place where people
look forward to meeting their friends and neighbors. It must be a place that offers a full range
of activities for people of all ages, and promote synergy between these uses/activities. Noble
Road must be a place that is managed to ensure that the diversity of experiences that are
central to its role and function are achieved. The short description of this role and function, for
the purposes of this Report is: a mixed-use, multi-modal corridor.



Why would people choose the new Noble Road Corridor?

In considering the suitability of the new role and function for the Noble Road Corridor, we
should ask why people would choose the Noble Neighborhood as a place to live, work and
play. The reasons would/should include:

> It offers a lifestyle that meets the needs of modern families

- Almost everything residents need is nearby and easily accessible

- Noble Road is attractive and has nice shops and restaurants

- The neighborhood has a special “feel” that makes people feel they belong

- The area is clearly improving and will be even better in the future

> There is a high-quality housing stock, in a range of types, that offer strong value

> Property values are poised for appreciation

The vision articulated above for a new role and function for Noble Road would truly “reinvent”
the corridor. The corridor would be transformed into a place that is very attractive and
appealing, one that offers a full range of activities/uses, and is central to the rewarding lifestyle
of Noble Neighborhood. This is an authentic vision built for success.
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A Multi-Modal Transportation System

Central to making Noble Road the kind of people place described above, is restructuring the
right-of-way area into a multi-modal facility, one that supports walking, biking, bus transit
and cars. Making Noble Road a fun place to move about is integral to its role and function.
People will walk and bike along the corridor, rather than always using cars, if the experience
is more satisfying. Restructuring the infrastructure within the right-of-way is the major cost
component associated with the core concept. While a study will be needed to determine the
specific design of the new multi-modal transportation facility, it is clear, that “one size will
not fit all,” and that there will need to a be number of cross-section designs to meet the needs
of different parts of the corridor. To communicate the basic components of the multi-modal
approach, three examples of potential cross-section designs are presented on the following

pages

The proposal to create a multi-modal corridor is not primarily about improving transportation,
but rather, improving the lifestyle for people living in the neighborhood.

By making it easier (and more enjoyable) to traverse the corridor, the various assets located
within the corridor (libraries, schools, shops/restaurants, churches) will become more valuable
to residents because they are more accessible. The multi-modal proposal would reallocate
space along the street to create two automobile lanes and use the remaining space for bike
lanes, improved sidewalks, landscaping/beautification and bus shelters. Effective signage

and a wayfinding system is part of the improvement to help residents and visitors easily find
the businesses and public facilities they are looking for. The new look and function of Noble
Road will make the corridor more current with today’s values for neighborhood living, and will
attract new residents to the area, which will in turn attract new businesses.

Street Redesign Concept

> A continuous multi-modal corridor is proposed: Mayfield to Euclid

- Separate improvement designs are proposed for the residential and commercial
portions of the corridor.

> Noble Road will be put on a “road diet” allocating only two lanes for cars.

> Part of the space made available by reducing cars to two lanes will be put into
streetscaping and increased greening/beautification.

- Highly visible and protected bike lanes will be added to make biking a viable and
healthy option for getting around the neighborhood.

- Enhanced lighting and safety are essential elements.
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Multi-Modal

The design of the multi-modal facility in the commercial nodes should be designed to promote
Improvement

access via multiple modes as well as shopping/retail activity. The cross-section design should
include:

- Expanded sidewalk/streetscape area, since some existing sidewalk widths are very
narrow

- On-street parking on one side of the street, wherever possible

- Dedicated bike lanes, colorfully marked and separated with bollards

- One lane of car traffic in each direction

This basic design, including an overview, cross-section, and 3D rendering of the design for the
commercial nodes is shown in the attached illustrations.
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Much of the Noble Road Corridor is in residential or public/semi-public use. The design of the
Improvement

multi-modal facility must be different here than in the commercial nodes in order to respond

different programming needs and to improve the aesthetics of these areas. The cross-section
design of the multi-modal facility should include the following features:

- Expanded green parkways with lush plantings
> New, expanded sidewalks of high-quality paving
- Two car lanes with one going in each direction
- No on-street parking in residential areas

- Dedicated bike lanes in each direction, with colorful markings and separated with
bollards

- Improved intersections with clearly marked pedestrian crosswalks

This basic design, including an overview, cross-section, and 3D rendering of the design for the
residential nodes is shown in the attached illustrations.
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Figure 4.7
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It is likely that some portions of the Noble Road Corridor will require a center turn lane for cars
Improvement

in order to keep traffic moving. This would be in addition to the major intersection areas, like
Monticello Road, that are signalized and already have turn lanes. In these areas, the cross-
section design would be adjusted as follows:

- The sidewalk/streetscape area would be slightly reduced
- A third 11-foot wide car lane would be added
- On-street parking would be removed

- The continuous dedicated bike lane would be maintained

This basic design, including an overview, cross-section, and photo example of the design for
the center turn-lane variant nodes is shown in the attached illustrations.
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5. Commercial Node Strategies

Introduction

Due to the varied conditions, opportunities and challenges within each of the four commercial
nodes, different strategies will need to be formulated for each of the nodes. These strategies
are summarized in this chapter over four sections: 1) Noble/Euclid Node; 2) Noble/Nela Node;
3) Noble/Monticello Node; 4) Noble/Mayfield Node.

Noble/Euclid Node

The Noble/Euclid Node is comprised of a total of 147 buildings on 196 parcels over 41 acres

of land. As one of two gateways, this area will be driving activity into the Noble Corridor. This
node contains a variety of land uses, including Industrial, multi-family residential, single-family
residential, mixed-use (commercial/multi-family) and commercial land uses. Commercial

use, while dominating the Euclid Avenue frontage, represents 28% of the node’s land area.
Residential uses, including single-family and multi-family, account for 27% of the node’s total
land area. The larger multi-family properties alone occupy 14.4 acres and 18% of the node’s
area. Industrial uses, including vacant industrial land, is a major land use in the node and
occupies approximately 25 % of the node’s land area.

The potential exists to attract new uses that draw upon Euclid Avenue’s traffic volume and
regional significance. However, the current blight and distress that exists within the node is

a major disincentive for new investment. The short-term focus should be on stabilization,
property maintenance and right-of-way upgrades. Once progress has been made on stabilizing
the area and removing blighting influences, the recruitment of new businesses and investment
can begin. Given the financial challenges and staff limitations facing the City of East Cleveland,
the assistance of a nonprofit community development corporation with strong expertise in real
estate could be a viable option for stabilizing the area. Once stabilization has been achieved,
consideration should be given to establishing a Tax-Increment Financing (TIF) district to fund
infrastructure/aesthetic upgrades along Euclid Avenue, and allow development incentives to
be offered to new projects on a selective basis.

Noble/Euclid Investment Strategies

Given the long-term disinvestment that has taken place, and accompanying poor market
conditions, a purely market oriented improvement agenda will not work. A combination of
public investment in right-of-way improvements along Euclid Avenue would help to show
investors in real estate that local government is committed to the future viability of the area,
giving the investors some confidence that conditions in the area will improve. After the
visible public investment in the Euclid Avenue right-of-way is achieved, some private-sector
investment in real estate should be possible. Some underwriting of initial investment may be
needed. The involvement of a nonprofit community development corporation (CDC) would
be very useful to intervene on distressed properties and return them to productive use. The
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FIGURE 4.13
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work of the CDC would include: a) securing grants; b) taking title to vacant and abandoned
property; and c) working with property owners to make smart investments in maintenance
and improvements that will improve the properties’ financial performance. The development
of new affordable housing could be a viable development type for this area, although most

of the current housing is affordable and it may be difficult to secure the needed tax credits

for additional development. Figure 4.13, above, illustrates these and other improvement
strategies for the Noble/Euclid Node, followed by additional discussion of key strategies.

Enlist a CDC to Assist in Property Stabilization

Intervention in distressed real estate is best done by a local community development
corporation (CDC), one with particular real estate expertise in acquiring and turning around
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deteriorated property. The role of the CDC would include:

- Buy and sell distressed property;
- Manage construction and renovation;
- Prepare a financial feasibility study and get funding for a demonstration project;

- Undertake a demonstration project showing how to make distressed mixed-use
buildings generate positive cash flow;

- Lease up apartments in newly renovated buildings with good tenants;

- Obtain a commitment from the public housing authority for directing quality tenants to
the buildings

> Lease up the ground floor space to business tenants

Improve the Euclid Right-Of-Way

The purpose of infrastructure upgrades is to correct the visual cues that the corridor is
neglected and deterioration is progressing. While the optics of Euclid Avenue are negative,
the condition of the street infrastructure is relatively good. The sidewalks, curbs, gutters
and the street surface are in generally good condition. Two improvements would do much to
create positive optics for the street: a) ornamental street lighting; and b) street trees. Street
lighting is quite poor, existing only on one side of the street. Poor lighting is especially negative
for distressed neighborhoods because it reinforces existing stereotypes of crime. Decorative
street lighting is needed. The second improvement, street trees, would soften the urban optics
of Euclid Avenue and mask some of the building deterioration. It would also send a signal that
the community cares about

this commercial district, Figure 4.14

which will help draw private- Potential Improved

sector investment. Euclid right-of-way
Strategy

Improve property

maintenance

Part of the improvement of

Source: Camiros

the Euclid Avenue area will take the form of improved property maintenance. Currently, the
optics of the area suggest an absence of concern about conditions, including how properties
are maintained. The photos below illustrate some of the conditions that could be addressed
through the application of good property maintenance standards. While enforcing property
maintenance standards fall to the City of East Cleveland, a local CDC could assist in identifying
conditions that need attention. Improved property maintenance is another initiative to
stabilize the area to help make it more attractive for real estate investment.
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Noble/Nela Node

This node developed around its historical relationship with Nela Park and the Nela workers
who lived in the area. Most of the node is located in East Cleveland, as is Nela Park itself. The
presence of Nela Park limits the connection to neighborhoods to the east, but this Node could
play an important role in serving neighborhoods to the west in East Cleveland, which lacks
quality neighborhood shopping venues. Stabilizing and revitalizing the residential property
in these neighborhoods will be key to the future success of this Node. This Node can capture
some of the drive-by business generated by traffic on Noble Road. It could also play a role in
providing services to Nela Park, and a dialogue with Nela Park should be pursued to identify
mutually beneficial initiatives.

The Nela Node is quite linear, with no major intersections. Buildings within the Node generally
form a consistent street wall, giving the area an intimate, “Main Street” type of character
(photos A, B, C, D). The scale and orientation of the buildings makes portions of this Node quite
pedestrian-friendly. The beautification of this Node through flower plantings is noticeable

and helps brighten its appearance (photo E). The presence of utility poles/lines is a negative
visual element that is present throughout the corridor. Given the absence of a major corridor
to define the Node, the businesses along Noble Road appear to have evolved based on the
presence of Nela Park.

The Node contains a mix of land uses. Commercial use comprises most of the land area in the
Node, but significant areas of residential and institutional use are also present. Prominent
businesses include the Save-A-Lot food store (photo F), Nela Florist, Island Style restaurant
and Premier Lounge. Institutional uses include the Carrington Youth Academy, a special
educational facility, and two churches, the Gospel of Christ Baptist Chapel and the Central
Bible Baptist Church. Residential uses include the City-sponsored townhouse redevelopment
located between Nela View Road and Greyton Road (photo G).

Nela Node Improvement Strategies

The Nela Node has no major intersection to anchor the business district. Historically, business
from Nela Park has helped sustain the area’s businesses. Today, there is little to no business
activity from Nela Park coming to the Nela Node.

The presence of Nela Park blocks residents from the east from easily accessing the local
businesses, thus the weakest portion of the Nela Node is the area directly across from Nela
Park. The portion of the Nela Node located south of Nela Park is stronger and can be sustained
as a neighborhood business area. The improvement of Noble Road as a multi-modal corridor
will help businesses throughout the node, and provide some infill development opportunities.
However, the improvement of the area across from Nela Park depends on linking the uses

in this area to Nela Park. Specific improvement strategies are illustrated in Figure 4.16 and
discussed below.
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Strategy

Promote building rehab and infill development.

Some opportunities exist for infill development and building rehabilitation, particularly after
the Noble Road infrastructure improvements have been made. These opportunities will
likely be residential and mixed-use developments as the corridor improvements enhance the
corridor as a residential environment. Some strengthening of the commercial market may
also occur, which can be accommodated in the rehabilitation of underutilized buildings. In
the longer term, the residential area surrounding Nela Park can be improved such that some
employees of Nela Park can be attracted to new or rehabbed rental units. Regarding retail
activity, the property across from the Save-A-Lot store, which is a key retail anchor, is the best
opportunity for new infill development.
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FIGURE 4.17
Nela Entry Area

Strategies

Promote coordination with Nela Park

Achieving some level of coordination/cooperation with Nela Park is necessary to improve

the portion of the Nela Node located directly across from Nela Park. In discussion with
representatives from Nela Park, little interest was expressed in such coordination. Itis
understood that General Electric, which owns Nela Park, has been engaged in efforts to sell the
lighting division. Attempts to discuss involving Nela Park’s participation in future improvement
efforts have not advanced, with the reason given that the lighting division will be sold and

new ownership will be in place. Hopefully, new ownership at Nela Park will usher in a new era
where a sense of shared interest exists between community stakeholders and the ownership

of Nela Park, and cooperative initiatives can be pursued. This cooperation could include the
maintenance of the modest Noble Road right-of-way improvements located across from the
Nela Park entry, as discussed in this Section, by the owners of Nela Park as part of their facility
entrance. Ideas for improvement of the area across from Nela Park are illustrated in Figure 4.17,
and discussed on the next page:
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Inn and Restaurant

A smallinn and restaurant might be feasible to accommodate visitors to Nela Park. There are
examples in other cities where large companies have booked rooms for visitors at small, nearby
hotels to support local businesses.

Improvement Focus

The block directly across from the Nela Park entrance should be the focus of building and right-
of-way improvement, potentially in advance of the restructuring of Noble Road in this part of
the corridor. Specificimprovements would include:

- Development of a parking lot on vacant land to serve the adjacent apartment building
and the retail businesses.

> Streetscape improvements in front of existing buildings.
- Construction of a continuous alley behind these properties.

- Fagade and signage improvements for the retail properties.

Landscape enhancements

Landscape enhancement of the gas station and church to the north of the Nela Park entrance
by improving/planting the parkway and installing screening shrubs adjacent to the sidewalk to

soften the extensive paved areas.
Parking Policy
Improve the front yards of residential rental properties south of the Nela Park entrance by

enforcing (adopting) parking restrictions to eliminate existing parking spaces located in front

of these buildings.



/I Intentionally Blank
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Noble/Monticello Node

This node is well positioned to serve surrounding neighborhoods. However, there is an
inconsistency between the physical setting of the node and the type of pedestrian-oriented
setting conducive to drawing convenience/leisure shoppers from the neighborhood. The node
is too auto-oriented. All four of the key corners are auto-oriented. Improvements are needed
to make it pedestrian-oriented. The infrastructure improvements proposed for the Noble
Road multi-modal facility would accomplish this. Once these improvements are made, new
development and improvements to existing buildings are possible. New development at one
or two of the corners of Noble and Monticello should be pursued. Project-based TIF districts
may provide the public financing to fill any economic gap associated with such development.

Existing businesses include a combination of national retailers (CVS Pharmacy) and local
stores and service establishments (photos A, B & C). The street wall of the buildings within

the retail core is intact, creating a pedestrian-scale setting in most of the Node. From a
pedestrian perspective, the weakest portion of the node is the Noble/Monticello intersection
area, which is defined by two gas stations, a parking lot for CVS and a parking lot for the beauty
supply business. If this node is to be successful as a neighborhood shopping area, some
redevelopment/improvement of the intersection area is needed to make the Noble/Monticello
Node a successful neighborhood business district.

Noble/Monticello Improvement Strategy

The intersection of Noble and Monticello creates a “neighborhood crossroads” area that
should exemplify the character and identity of the neighborhood. Whereas the Noble/Mayfield
node has a more regional orientation, and the Noble/Euclid and Noble/Neal nodes are limited
in the short term by the need for stabilization, the Noble/Monticello node can exemplify

the full character and function of the mixed-use, multi-modal corridor envisioned. The
recommendations for improvement of the Noble/Monticello Node are shown on Figure 4.19,
Noble/Monticello Node Improvement Strategies, and discussed below.

The restructuring of the Noble Road right-of-way as a mixed-use, multi-modal corridor will help
connect residents of the area to this node, driving elevated business activity.
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Pedestrian Friendliness

Significant improvement of the intersection area is proposed to make it pedestrian-friendly,
which includes: a) highly visible crosswalk markings; b) creating pedestrian “safe islands”
within the landscaped medians along Monticello; and c) making streetscape improvements
on the four corner properties, including street trees, decorative paving, benches and other
pedestrian amenities.

Community Kitchen

A new anchor business is proposed at the intersection, a “community kitchen,” replacing one of
the gas stations. The community kitchen would be a restaurant “incubator” hosting multiple
restaurant start-ups, with each restaurant sharing common kitchen facilities. Three to five
restaurant start-ups are envisioned within the new building. New angled parking would be
added to the Monticello right-of-way in front of the building. A highly visible outdoor dining
area would be located on the corner, making the community kitchen an iconic use within this
Node. The market study performed as part of this Plan identifies restaurants as a commercial
use with unmet demand. Aninnovative food/restaurant use like the proposed “community
kitchen” would not only fill local demand, but might attract business from outside the
immediate area.

Infill Retail/Mixed Use

Small infill retail/mixed-use buildings are proposed to be added on underutilized parking lots
at the beauty supply store and the police academy training facility. These new buildings would
be viable for-profit ventures that would produce a financial benefit for the property owners.
Underutilized parking lots behind the police academy training facility and adjacent commercial
building would be combined to provide more parking for the entire area. A new driveway is
proposed to link the parking lot with Roanoke Road, improving ingress/egress.
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Noble/Mayfield Node

The Noble/Mayfield Node is the largest of the four commercial nodes within the Study Area.
Unlike the other three nodes, which are all linear, the Noble/Mayfield Node has the layout of a
district by virtue its three streets with commercial frontage: Noble Road, Warrensville Center
Road, and Mayfield Road. Mayfield Road is a regional arterial roadway, bringing regional traffic
to this portion of the Study Area. Mayfield Road is a link between the University Circle area and
the suburban communities to the east. As such, the Noble/Mayfield Node has the potential to
attract higher value businesses that need the regional exposure that Mayfield Road provides.

Currently, land within the node is largely underutilized, displaying significant vacant land

and older, obsolete commercial buildings along with some national businesses such as the
BP gas station, Fifth Third Bank and auto repair businesses. There are also a number of older
industrial buildings, which have significant vacancy while also hosting some small local
businesses, as shown in the photographs above. Recent new development has reinforced this
quasi-industrial function, such as the Public Storage facility and the City’s public works yard
(photo B). The two larger vacant parcels in the Node are located at the corner of Noble Road
and Mayfield (photo C) and south of Mayfield Road (photo D).

Overall, this Node represents the area with the most redevelopment/reinvestment potential.
Mayfield Road is the strongest arterial road intersecting with Noble Road from the perspective
of traffic volume (22,000 ADT) and business exposure. It also represents the southern gateway
to the Noble Corridor, and successful redevelopment could drive activity northward. The
Noble/Mayfield Node could also attract shoppers from south of Mayfield Road, where property
values and household incomes are higher. There is also the opportunity to assemble a large
redevelopment parcel that could accommodate a critical mass of retail as well as potentially
compatible residential units, combining the vacant parcel at Noble/Mayfield Road with the
City’s public works yard and underutilized/obsolete commercial buildings on the north side of
Mayfield Road. Itis also possible that site assembly could include the BP gas station, which
while a successful use, is located at a key intersection that, if included in the redevelopment
site, would enhance the site’s visual exposure.

Thinking in terms of a major redevelopment at this Node involving Class A businesses and a
large rental residential component is visionary. Discussions with real estate brokers, which
have not included the bold concepts contained in this Plan, suggest more limited development
potential. While the redevelopment potential of this site requires further study and
assessment, sometimes bold, out-of-the box thinking, rather than the conventional approach,
is the better path to success. Clearly, successful development requires a concept that brings
new uses and new offerings to the market.
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Noble/Mayfield Improvement Strategies

Given that the Noble/Mayfield Node offers more redevelopment opportunities than the other
three nodes by virtue of its exposure to the regional market, this Plan offers three different
concepts for improvement. Concept Ais based in creating entertainment-based mixed-use
center, which demonstrates the attractiveness of “experiential retail” that is currently driving
much of today’s retail development. Concept B is based on creating an “urban village” that
would attract regional shoppers, but also uses pedestrian-oriented shopping and other
amenities to establish a uniquely defined residential community. Concept A and B both
maximize the potential to assemble a large redevelopment site. Concept C is based on more
limited redevelopment potential and a smaller redevelopment site, with a more locally-
oriented program of mixed-use retail/residential along with live-work and artisan “maker-
spaces,” where local craftsman make products on-site and sell them out of retail spaces.
Concept C, if properly executed, would also have regional appeal and could be showcased
out of new buildings along Mayfield Road designed to attract drive-by shoppers. These three
concepts are discussed below.

Concept A: Entertainment-Oriented/Experiential Retail

Concept A, shown in Figure 4.21, proposes a new development offering to the region, an
entertainment-oriented, retail/mixed use center where people come not just to shop, but

to experience a range of indoor and outdoor activities. The center would have a program
comprised of: a) two indoor anchor uses; b) three levels of rental apartments above the
anchors; c) ground floor shops along a visually appealing urban street and pedestrian
promenade; and d) a major outdoor activity space comprised of interactive experiences

and rotating retail marketing events. The outdoor activity space would be oriented toward
Mayfield Road to leverage the visual power of the experiential nature of the center to brand it
to the region and generate activity. The two indoor anchors would be entertainment-oriented
uses, which could include movie theaters, bowling or other games, fitness center, etc. Visual
examples of this kind of development are shown below.
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Concept B: Urban Village

This concept is based on the idea that people who are attracted to the University Circle area,
but would prefer a more suburban setting, might be attracted to a new urban village in this
location. This new urban village would be only 10 - 15 minutes away from the University Circle
area by car or bus. Itis likely that apartments in this location could be developed at a lower
price point, which will always appeal to a segment of the market. The retail component of

the development would draw on the regional exposure offered by Mayfield Road, and would
benefit from new design and programming that could attract business that the existing urban
businesses of Cedar Lee and Coventry cannot. Two retail anchors would be needed to activate
the shopping component and drive business to smaller retailers. These anchors, located at
the signalized intersections of Noble/Mayfield and Warrensville Center/Mayfield, could be

uses such as a new grocery store or a fitness club, both of which would be consistent with the
urban village concept. Also, the market study done in association with this Plan suggests that
there might be current market support for these uses. The layout of Concept B calls for a new,
pedestrian-oriented shopping street intersecting with Mayfield Road, which connects the retail
component to the residential component. A new “village green” common open space amenity
provides a focal point to residents of the urban village to socialize and enjoy passive recreation.
Examples of comparable development are shown below, which Figure 4.22 illustrates.
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FIGURE 4.23 I Typical Commercial Uses
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Concept C: Mixed-Use/Live-Work/Maker Spaces

The potential for achieving large major redevelopment at the Noble/Mayfield Node has yet to
be determined. Itis possible that large-scale redevelopment is not achievable. While large-
scale, high value redevelopment would provide economic development benefits that would
advance reinventing the Noble Road Corridor (see 5.0, Economic Development), it is useful

to explore an improvement strategy that is not based on assembling a large redevelopment
site. The redevelopment site for Concept C excludes the City’s public works yard (and the
cost of relocating) and the BP gas station (viable business/cost of acquisition) and proposes a
development program less oriented to the region. The various sites shown for redevelopment
would function as individual redevelopment projects, each of which would benefit from the
momentum of investment in the area, but would be undertaken as discrete projects. The
redevelopment program would consist of:

- Redevelopment of the Mayfield Road frontage from Noble Street to the BP gas station
as “maker spaces along Mayfield Road with rental residential buildings oriented toward
the interior of the site. The “maker spaces” would have an attractive streetscape
improvement along Mayfield Road, with outdoor display and marketing spaces to draw
attention of shoppers and facilitate a mall-like setting.

- Greater emphasis on the upgrading of commercial buildings and businesses on the
south side of Mayfield Road, including streetscape improvements.

> A “standalone” retail or retail/residential mixed-use development on the vacant land on
the northeast corner of Noble/Mayfield Road.

- Adaptive reuse of the existing industrial building on the west side of Warrensville Center
Road, creating live-work units that include ground floor “maker spaces.”

- Redevelopment of the car wash at the intersection of Noble Road and Warrensville
Center Road, replacing it with a multiple restaurant venue with an outdoor public
plaza. The public plaza space could be programmed for a variety of community events.

Strategy Implications

- Assume less redevelopment potential than Concept A and Concept B.

- Focus on live-work development, mixed —-use and “maker” spaces.

2 Retain the existing Cleveland Heights Public Works facility in its current location.
> Create a strong live-work/maker space node at the Noble-Mayfield intersection.

- Provide outdoor display/marketing space to create a visual attraction along Mayfield
Road.

> Upgrade the existing alley south of the public works facility to provide suitable access/
parking to new development.

- Add on-street parking on internal streets as well as Noble Road and Warrensville Center
to activate the streets.
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The form of the Noble/Mayfield would be more “organic” and less visually unified in Concept C
than in Concepts A and B which reflects the current mix of different uses in the area. Examples
of similar urban character from other cities are shown below:




6. Economic Development \

Overview

Economic development is central to the vision for improving the corridor. Improving the
economics of the area in terms of property values, reinvestment and the competitiveness

of the area must be a part of the vision. Clearly, there is an economic dimension to the core
strategy of restructuring Noble Road as a multi-modal corridor, and improved economics is a
key component of the core strategy. The vision also needs to identify how improved economics
can be harnessed to pay for the cost of improving the corridor. The likelihood of an outside
entity, such as a foundation or state/local government paying all the costs of restructuring
Noble Road is remote. The creative use of public finance mechanisms offers a better and more
reliable path for financing the infrastructure costs associated with restructuring the corridor.
Without the functional and aesthetic upgrades that restructuring Noble Road will bring,
investments in new businesses and building renovation are unlikely to occur. Thus, a way must
be found to pay for these infrastructure costs, which will act as a catalyst for private-sector
investment in real estate.

There is a shared interest in Economic Development.

Itis important to recognize that all of the stakeholders have a shared interest in advancing the
economic development of the Noble Road Corridor. Commercial property owners would gain
financially from making Noble Road a more vital business area. Residential property owners
would see an increase in their property values if Noble Road became a strong asset to the
neighborhood and a key element to an improved lifestyle. The two cities within the corridor,
the City of Cleveland Heights and the City of East Cleveland, would both benéfit fiscally
through increased property taxes from the strengthening of the commercial and residential tax
bases. This concept of shared financial interest in the improvement of the Noble Road Corridor
is central to identifying an economic development strategy to drive implementation.

The Two Cities Must Work Together.

Public finance mechanisms will be the driving force behind the economic development
strategy. Putting public finance mechanisms into effect requires official action on the part of
the municipalities. The prospect for improving the Noble Road corridor is shared between
the two communities of East Cleveland and Cleveland Heights. Cuyahoga County also has an
interest in corridor improvement because it receives a share of the property tax revenue from
this area.

All stakeholders must work together to improve the corridor, including residents, property
owners and the two municipalities. However, cooperation between the two municipalities is
most critical. Only through official municipal action can public finance mechanisms be put
into place to fund the infrastructure costs needed to provide the catalyst to drive the broader
economic improvement of the corridor. Other forms of cooperation will be needed between
the two cities, but cooperation on the use of public finance mechanisms will be the most
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important. The need for such cooperation appears to be a complicating factor to corridor
improvement, but is actually a blessing in disguise because it highlights that the two cities
have shared interests and that only by supporting the improvement agenda in one community
can the other benefit.

Property Values and Economic Development.

The core concept of restructuring the Noble Road right-of-way as an attractive multi-modal
corridor is intended to produce multiple benefits. It will: A) make the corridor/ neighborhood
more current with respect to lifestyle by offering a range of mobility options (walking, biking,
bus transit, cars); B) make the corridor more visually attractive and appealing through
streetscaping, lighting, signage, etc.; and C) make the corridor an enjoyable place to be
through the programming of public spaces (social parks/active parks/biking/walking) and
through increased retail activity. These improvements will produce the indirect benefit of
raising property values. Commercial space along the road will be more valuable because

the restructuring of the corridor will bring more people to businesses along Noble Road. The
restructuring of Noble Road will make the apartment buildings along the road more attractive
places to live, allowing landlords to charge higher rents. The single family homes located close
to Noble Road will have easy access to the lifestyle enhancements the restructuring offers

and will be more valuable as a result. Increased property values is a shared benefit to all local
stakeholders. Also, by simply halting the decline of the corridor, property values will rise as
confidence in the future of the area strengthens. The investment in the Noble Road right-of-
way infrastructure will also indirectly induce investment in buildings and property along the
corridor, which will raise property values further.

Conversely, a continuation of the current trends suggest that, without putting into effect a
successful improvement strategy, property values will continue to decline. The declinein
property values will negatively affect all of the stakeholders: residential property owners,
commercial property owners, the City of Cleveland Heights, the City of East Cleveland, the
local school districts, and Cuyahoga County. As the Case Western Reserve Study and other
data sources have documented, there is a downward trend in property values. Importantly, a
continuation of property value decline in the Noble Road Corridor may ultimately affect areas
of Cleveland Heights located south of Mayfield Road.

Capturing Future Property Value Increases only after the infrastructure investment is made
to restructure the right-of-way. A key question becomes how to pay for the infrastructure
improvement that will increase property values, and produce many other community and
lifestyle benefits? The most logical source of funding would be to “capture” a portion of the
future increase in property values to pay for the infrastructure improvements. This concept is
particularly valid since the future increase in property values would be a direct result in the
catalyst project, restructuring the Noble Road right-of-way into an attractive multi-modal
corridor.
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The clear documentation of the decline in property values and property tax revenue over the
past decades should be an incentive for local stakeholders to act together to help fund the
restructuring of the corridor. The discussion of the potential future Special Improvement
District, below, illustrates how catalytic infrastructure improvements could have a long-term
beneficial effect on property values.

Potential Public Finance Mechanisms.

The use of public finance to fund the restructuring of Noble Road will likely need to employ

a creative approach to capture projected future increases in property values to pay for
infrastructure costs. Available mechanisms should be looked at in new ways to see if they can
be structured to raise funds for infrastructure costs now to be repaid by higher tax revenue

in the future resulting from increased property values. Since the need for action arises out of
“area-wide” challenges, the public finance mechanisms used to improve the area will also need
to incorporate an area-wide approach.

Area-wide improvement is key. Only by improving the functionality, appearance and land use
mix throughout the whole corridor can broad economic development occur. The sites of high-
value redevelopment potential will be few, and will generate most of the increased value, but

the increased value of these projects must be leveraged to improve the whole corridor.

Three public finance mechanisms are the most viable options for use in the economic
development strategy: 1) tax-increment financing; 2) special improvement districts; and 3)
community reinvestment areas. Each is discussed below.

1) Tax-Increment Financing.

Tax-increment financing (TIF) is well suited as a possible public finance mechanism to fund
some or all of the infrastructure costs associated with the core concept. TIF was devised to
capture future increases in property tax revenue to pay for infrastructure improvements that
would serve as a catalyst for investments in property benefiting from the new infrastructure.
The technical aspects of TIF will not be discussed, as they are secondary to the strategic
aspects, except to say that the property taxes paid by the property owner(s) are “frozen” for the
life of the TIF district. Thus, TIF districts do not increase the tax burden on property owners. TIF
can be used in two ways: 1) project-based TIF district; and 2) area-wide TIF districts.

An example of a project-based TIF district is one in which public infrastructure improvements
are needed to facilitate a single private development project.

The future increase in the property tax revenue from the single private development project is
used to pay for the cost of the infrastructure improvements.
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FIGURE 5.1, Potential Municipal Boundary
SID/TIF Map for the CID Boundary
Noble Corridor
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An example of an area-wide TIF district would be one in which infrastructure improvements are
needed to promote investments in a series of individually owned private parcels within a single
area, such as in a business district.

The infrastructure improvements benefit all the properties within the TIF district. Unlike the
project-based TIF district, there is not a formal agreement that property owners will invest
funds to improve their properties, guaranteeing an increase in property value. Rather, there

is an assumption that the infrastructure improvements would induce improvements to

private property, thereby creating the incremental property tax revenue to pay for the costs

of infrastructure. It should be noted that TIF funds can be used to pay for a wide range of
improvement costs, including but not limited to public infrastructure, land acquisition, finance
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costs, marketing, and technical studies. Although TIF can be used to “underwrite” (subsidize)
development costs, the original intent of TIF was to pay for infrastructure improvements that
would create area-wide benefit.

Both kinds of TIF districts can be used to advance improvement in the Noble Road Corridor.
Project-based TIF districts can be used to encourage rehabbing of buildings and commercial
redevelopment at suitable locations along the corridor. An area-wide TIF district can be

used to actually pay for the infrastructure improvements to restructure Noble Road into

an attractive multi-modal corridor. Area-wide TIF districts can also be used to leverage
private investments on individual sites within a broad area, as well as make large area-wide
infrastructure improvements. This does not mean that the best strategy would be to create
one large area-wide TIF district to fund the restructuring of Noble Road, because it is doubtful
there would be enough private investment leveraged by an area-wide TIF district to pay for all
the associated infrastructure costs. Thus, a combination of project-based and area-wide TIF
districts will likely be needed.

2) Special Improvement Districts

Special Improvement Districts (SIDs) are a potential public finance mechanism that levies

a property tax surcharge within a given area to pay for public improvements. In Cleveland
Heights, SIDs are used to support/strengthen business districts. The geography of the SID is
consistent with the business districts, and the revenue generated is used for streetscaping,
signage/banners, and parking improvements, among other things. While SIDs have been

used to support business districts, they could be used in a different way to pay for public
infrastructure improvements, such as the restructuring of Noble Road. If used in this way, the
geography of the SID would need to be large enough to generate the revenue needed to pay
for the infrastructure improvements, which would require that substantial areas of residential
property on either side of Noble Road be included in the SID. Including residential property

in a SID would be unconventional, and may generate opposition on the part of homeowners.
Since SIDs can only be put into place with a substantial majority of the property owners voting
in favor, the inclusion of residential property in the SID could be a fatal flaw in this approach.
However, if homeowners saw that creating a SID to pay for the infrastructure improvement on
Noble Road would have the effect of raising their property values, they may be more inclined to
support a SID. This will be discussed in more detail, below.

3) Community Reinvestment Areas.

Community Reinvestment Areas (CRAs) are a public finance mechanism that provides property
tax abatement for a portion of the increased value of the property due to the improvements
made for a certain period of time. Cleveland Height’s CRA program is community-wide, but
offers different levels of incentives for different portions of the city and for different types of
investment. In general, the CRA program is designed to induce new construction or additions
to real property, which will increase property values, as opposed to property maintenance
improvement, which do not increase property value. The full or partial abatement of property
taxes for the incentive period will help induce new investment because the benefit of the built
improvement can be enjoyed for the incentive period without the burden of taxation.
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For example, if an investor built new rental apartments, the return on the investment would be
higher during the incentive period because the reduced property tax burden would increase
net operating income. While CRA is a financial incentive mechanism, it does not use the
principle of value capture in the way that tax-increment financing does. Thus, it could not be
used to help finance the cost of the proposed Noble Road infrastructure improvements. In
fact, CRA is generally incompatible with TIF because it abates some/all of the increased value
resulting from property improvements, which would reduce the incremental property taxes
that drive a TIF district. Also, CRA is most useful in areas where property values are increasing
and investments in real estate can produce both increased operating revenue and property
appreciation. This said, CRA is a powerful incentive for Cleveland Heights and can be a
contributing component of a multi-layered economic development strategy for the Noble Road
Corridor.

Economic Development Strategy Options.

This Plan will not recommend a specific economic development strategy, but rather, outline
options for the City and stakeholders to consider. The only way to chart a course for economic
development as a component of overall corridor improvement is to consider all viable options
and forge a meaningful and lasting consensus that delineates a clear path forward. This can
only be done with the knowledge and insights needed to make an informed decision, which
requires the following additional studies:

< 1) Atransportation/urban design study to determine the best design of a multi-modal
corridor for Noble Road;

- 2) Afocused economic study that will quantify the likely economic consequences
resulting from the restructuring of Noble Road into an attractive multi-modal corridor,
including the likelihood of higher property values in the Noble Neighborhood and that
portion of the Study Area located in East Cleveland; and

- 3) Afinancial feasibility study of potential redevelopment in the Noble/Mayfield node,
which if feasible, could jump start the corridor improvement process.

This framing of economic development strategy options is based on the following assumptions:

> A) The #1 priority should be the financing of the infrastructure improvements for Noble
Road to transform it into an attractive, multi-modal corridor;

> B) The likelihood of private foundation providing all/most of the funding for the
infrastructure improvements is remote. This Plan would be remiss if it relied on one or
more unidentified third parties as the funding source for the improvements. Rather,
this Plan recognizes that local stakeholders, who have the most to gain/lose from the
area’s financial performance, will be the parties most likely to provide funding.

2 C) The total cost of the infrastructure improvements along Noble Road will be in
the rage of $6.25M - $10M, which would represent a cost of $500 - $800 per linear
foot for the approximately 12,500 foot length of the corridor. This cost is based on
infrastructure and streetscape improvements of a similar order of magnitude. This
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gross framing of potential costs would not include extensive underground utility work,
should that be needed, and is useful only as a starting point for framing infrastructure
costs.

> D) Significant redevelopment of the Noble/Mayfield node is feasible, and that
significant incremental property revenues, beyond those needed to underwrite the
development, will be generated. An assessment of the projected property value of
Concept A for the Noble/Mayfield redevelopment suggests a total value of $41M versus
the existing assessor’s market value of $4.5M, which would generate incremental
property tax revenue of $3.2M per year. If two-thirds of this incremental revenue were
needed to underwrite development costs that would still leave $1 M per year that
could be allocated to pay for Noble Road infrastructure costs. A similar assessment
was made of Concept B property value, which is projected at $33M, and would produce
$2.5M in annual incremental property tax revenue. This assessment makes clear that
facilitating high-value redevelopment at the Noble/Mayfield node is crucial to the
overall transformation of the Noble Road Corridor.

- E) The restructuring of the Noble Road right-of-way will result in future increases
in property values throughout the neighborhood. These increases will result from
induced investment in both commercial property along the corridor and in residential
property in the neighborhood, enhancing quality-of-life, and from broad appreciation
due to increased confidence in the future of the area.

Based on these assumptions, which will be documented/supported by the three recommended
additional studies, this Plan recommends the following, multi-layered economic development
strategy:

> A) Leverage the area’s strengths to begin the improvement process. This means
structuring the program as a “south to north” process. Since disinvestment is
progressing from “north to south”, it makes sense that reinvestment should progress
in the opposite direction. The redevelopment of the Noble/Mayfield node is central
to jump starting the process. The Noble/Mayfield node has exposure to the regional
market, and is not negatively impacted by Noble Road Corridor disinvestment.
However, a major redevelopment of this node would positively affect the southern
portion of the Noble Road Corridor.

> B) Establish an area-wide TIF from the Noble/Mayfield Node to Monticello. Presuming
that high-value redevelopment is feasible in the Noble/Mayfield node, the City should
establish an “area-wide TIF district” that extends to the Noble/Monticello intersection.
This would allow the surplus incremental property tax revenue to be used to fund the
Noble Road infrastructure improvements, allowing them to be made in the short term.
With proper underwriting of the Noble/Mayfield node redevelopment, bonds could
be used to make the infrastructure improvements along Noble Road from Mayfield
Road through the Monticello Road intersection. This area would be large enough
to demonstrate the lifestyle benefits resulting from the multi-modal infrastructure
improvements. If incremental property tax revenues are sufficient, funds could be
made available for building renovations north of the Noble/Mayfield node. No CRA
applications would be approved within the TIF district, as CRA works counter to TIF.
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Financial Benefits

ofa Noble Road
SID to an Average
Homeowner Total Twenty Year Tax Surcharge: $2,000
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C) Consider a new type of SID for the northern portion of the Corridor. A public
finance mechanism is needed to fund infrastructure improvements in the northern
portion of the corridor. Presuming that the follow-up economic study clearly shows
that the restructuring of Noble Road into an attractive, multi-modal corridor would
positively affect property values in this area, the establishment of a broad SID should
be considered, one that includes residential properties on either side of Noble Road.
It is understood that this might be considered a radical concept by many, and that
the concept was floated during the planning process to a negative response on the
part of residents, homeowners, and stakeholders. It is offered again here as a public
finance mechanism that can help increase property values by funding the Noble Road
infrastructure improvements. Viewed in the light of driving increased property values,
the property tax surcharge of a SID becomes an investment that yields higher future
returns.

In order to make this kind of SID work, a creative approach must be taken, the structure
of which is outlined in Chapter 6, Implementation. The intent of the SID would be to
cover much of the cost of the Noble Road infrastructure improvements for the area
north of the Noble/Monticello intersection, based on the strategy that if local property
owners paid for a portion of the improvement, it would be easier to get the balance

of the funds from foundations, the two cities, the County or ODOT. The SID would
cover portions of Cleveland Heights and East Cleveland, requiring intergovernmental
cooperation as well as consensus between property owners in the two cities. While
this adds a layer of complexity, the optics of joint action between the two communities
would be very positive and help to rebrand the area. The essential financial
proposition of such a SID, presuming a reasonable appreciation of property values of
30% over twenty years, is outlined below.

FIGURE 5.2 Typical Property Value; Single Family Residence: $60,000

Projected Twenty Year Appreciation: $18,000

Annual SID Tax Surcharge: $200

Net Gain to Property Owner: $16,000

Total Number of Properties in the SID: 1,285

Current Assessed Value of SID: $32,046,350

Hypothetical Tax Rate of Surcharge: 1.0%

Annual Tax Revenue Produced by SID: $320,046

6. Economic Development

This simple outline demonstrates how an average homeowner would benefit financially
from a SID established to improve the Noble Road Corridor. If the SID were to generate
$320,046 a year in tax revenue, those funds would go a long way towards paying for

the Noble Road infrastructure improvements needed to restructure the corridor. In

the context of the infrastructure improvements driving increased property values, the
tax burden imposed by the SID is nominal compared to the long term gain in property

values.



- D) The Cities of Cleveland Heights and East Cleveland Issue General Obligation
(G.0.) Bonds. An argument can be made that the two cities have a financial interest,
and financial obligation, to fund at least a portion of the cost of the Noble Road
infrastructure improvements. This argument is particularly strong for Cleveland
Heights. The loss in property value in the Noble Neighborhood has negative
consequences on the City’s tax base as a whole, and thus homeowners in other parts
of the community are negatively affected by this through the shifting of the tax burden.
If investing in the Noble Road infrastructure improvements would help increase
property values in the area, this has a beneficial effect on the City as whole. Chapter 6,
Implementation, outlines the basic argument for Cleveland Heights to fund a portion of
the cost of the Noble Road infrastructure improvements. The argument for the City of
East Cleveland making such an investment in Noble Road is more complicated, due to
the financial condition of the municipal corporation and other competing needs in the
community. However, if the two cities entered into an intergovernmental agreement
to finance some/all of the Noble Road infrastructure improvements, major local
foundations might be willing to step in to cover East Cleveland’s share of the costs.

Summary

The economic development considerations and strategies discussed in this Chapter illustrate
how economic benefits align with good planning. The restructuring of the Noble Road Corridor
to produce: A) a better quality of life; b) a better transportation system; and c) a more visually
attractive corridor would also generate financial benefits that could be leveraged to pay for the
cost of the improvements. This Chapter outlines strategies to pursue and actions to take to
“get the ball rolling.” The exact process to be undertaken will depend on a number of factors
that cannot be anticipated within this Study. Paramount to the success of the initiative is
forging for a strong, enduring consensus that unites residents, property owners, stakeholders
and the two cities to take the actions needed to improve the Noble Road Corridor.
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/. Implementation \

Strategy

Taking the actions needed to implement the Noble Road Corridor improvement strategies

will require a sustained effort over a number of years. The decline of the Noble Road Corridor
has occurred over a 20 - 30 year period and reversing these trends will take time. The key to
implementation success is having a clear understanding of the steps involved and maintaining
a strong commitment on the part of both local residents and the key stakeholders.

This Plan is based on a clear vision for reinventing the corridor. The Plan’s vision lays out why
the direction is valid, what the new corridor will be like and how improvement will be achieved.
However, establishing the vision is only the first step in the process. The key assumptions
underlying the vision need to be validated by further study. This follow up study will confirm
that the direction called for in the vision is the right approach, justifying a full commitment

to implementing it. This Chapter outlines the key steps involved in validating the vision and
getting the improvement process underway.

Validating the Vision

The vision of reinventing the Noble Road Corridor as a mixed-use, multi-modal corridor

is firmly based in a logical response to the challenges and opportunities present in the
Study Area. This vision is based on four assumptions: 1) that restructuring the corridor to
make it an attractive “people place” facilitating multiple forms of mobility will activate the
street and make it the focal point of the neighborhood; 2) that the Noble Road right-of-way
can be restricted as envisioned; 3) that restructured the corridor will produce economic
benefits including higher property values and increased business activity; and 4) that the
potential exists for major redevelopment to occur at the Noble/Mayfield Node, and that this
redevelopment could “jump start” the improvement process. These four assumptions are
all plausible, rational propositions. However, before the cities of Cleveland Heights and East
Cleveland fully commit to the program, further study is needed to validate the assumptions.
These additional studies are described below.

Multi-Modal Transportation Study

This Plan proposes that the area within the Noble Road right-of-way be reconfigured as a multi-
modal transportation corridor that de-emphasizes the facilities for cars in favor of creating
attractive pedestrian, bike and bus transit facilities. Three different cross-section designs are
offered within the Plan to suggest how the right-of-way area might be reconfigured. In order

to validate the assumption that Noble Road can be reconfigured as a multi-modal corridor, a
technical transportation study will need to be performed to make sure that all four modes of
transportation can function adequately. This study should include projections for increases

in pedestrian, bike and bus transit transportation, as well as the impact on car movement.
Refinement of the design of the improvement should also be done to make sure that the
improvement will produce the lifestyle benefits called for.
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7. Implementation

Economic Study

In addition to the lifestyle benefits restructuring the corridor will produce, the investment

in new infrastructure must also produce economic benefits in order to justify the significant
expenditure. The Plan suggests that higher property values and increased business activity
will result from the improvements, but a technical economic study is needed to validate that
assumption. This economic study would likely be based on case studies of other similar
transportation/infrastructure improvement projects to see what kind of economic benefits
accompanied similar improvements elsewhere. No two communities or improvement projects
are exactly the same, but if case studies of relevant projects elsewhere show consistent
economic benefits, it is likely that positive economic benefits will accompany the Noble Road
improvement program.

Noble/Mayfield Redevelopment Potential.

The Plan suggests that assembling the largely underutilized properties along Mayfield Road
between Warrensville Center and Noble Road could attract a major new development. Major
new development at this Node could jump start the improvement process, and accelerate
the actions needed to improve the corridor as a whole. To be clear, achieving major
redevelopment at the Noble/Mayfield Node is not a prerequisite for improving the corridor
as a whole. Reinventing the Noble Road Corridor as a mixed-use, multi-modal corridor is
still a valid direction for improvement without major redevelopment at the Noble/Mayfield
Node. Assessing the potential for major redevelopment would involve a number of inquiries,
including but not limited to market analysis. Real estate development is as much of an art as
it is a science, and assessing development potential of a given site/area must include some
“outside the box” thinking. Discussions with potential developers should be undertaken. If
redevelopment is to occur, it would need the support of the City and likely require the adoption
of a tax-increment finance district, and this assessment of development potential should be
done as a City initiative.

Economic Development

Chapter 5.0 Economic Development presented the economic/public finance strategies to be
considered to fund the cost of the Noble Road infrastructure improvements. These strategies
certainly play a part in implementing the Plan, but taking action on these strategies would

be done only after the vision for corridor improvement is validated by the additional studies
described above. Also, putting into place any of the suggested public finance mechanisms is
a major public policy action that must be considered carefully and in the context of all of the
potential courses of action. The Plan believes that three public finance mechanisms could
play a role in funding the infrastructure improvements: 1) tax-increment financing; 2) special
improvement district; and 3) City general obligation bonds or similar finance mechanism.
Exactly which mechanisms are put into effect would depend on a number of factors including
redevelopment potential, foundation funding, and consensus building among all the

parties having a stake in the future of the corridor as to how to finance the infrastructure
improvements.



Action Agenda

The best way to organize the program for improving the corridor is through an action agenda,
which is a chart that concisely illustrates: a) the short-term actions to be taken; b) who is
responsible for carrying out the action; c) the general timing of the action; and d) the order

of magnitude cost of each action. The underlying approach for the Action Agenda is to focus
actions on a short list of discrete initiatives that can be accomplished with the current capacity
of community stakeholders and with a reasonable expectation of access to the funding needed.

Experience in plan implementation has shown that long lists of action items in an Action
Agenda tends to spread the capacity of stakeholders too thinly so that little implementation
actually occurs. The attached Action Agenda contains seven initiatives to be carried out by the
core group of community stakeholders that includes: 1) FutureHeights; 2) NOAH (Northeast
Ohio Alliance for Hope); 3) the City of Cleveland Heights; and 4) the City of East Cleveland.

The Noble Corridor Action Agenda is intended to be a “living document” that exists outside
the plan and is updated on an ongoing basis by the stakeholders involved in improving the

corridor. For example, the “funding” component is currently very basic, identifying general

direction on where the stakeholders responsible for each initiative should begin to look for

funding. As stakeholders take action on each initiative, the sources of funding and potential
access to such funding will come into focus and more detail added to the Action Agenda.

The Action Agenda is focused on short-term initiatives, things that can be accomplished

within a three-year period. Clearly, the improvement of the Noble Road Corridor is a long-
term endeavor. Many initiatives in addition to those listed on the attached Action Agenda

will need to be undertaken to achieve broad improvement. What is critical is that Noble Road
Corridor improvement gets off to a successful start and gains the confidence of the community
and the core stakeholders, demonstrating that broad improvement is possible through an
incremental process. Camiros thinks this Action Agenda provides the direction needed to get
the improvement process off to a successful start. The Action Agenda does not identify the
precise sequence of actions, particularly since the actions are not carried out by the same
stakeholders, and it is possible for certain of the actions to be undertaken simultaneously.

The Noble Road Corridor Improvement Action Agenda, presented on subsequent pages, calls
for action on the following eight initiatives:

1. Implement the early action project: Noble Road flower planting program

2. Conduct a technical transportation study on converting Noble Road into a multi-modal
facility

3. Conduct a technical analysis of the likely economic benefits of the Noble Road
improvements

Conduct an in-depth redevelopment feasibility assessment of the Noble/ Mayfield Node
NOAH to take steps to expand into community-based real estate development

East Cleveland to pursue infrastructure improvements to Euclid Avenue

N 0ok

Petition major foundations to make the north of Mayfield area of Cleveland Heights
funding eligible

8. Advance the establishment of a working relationship with Nela Park
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NOBLE CORRIDOR ACTION AGENDA

NOBLE ROAD CORRIDOR PLAN

Initiative #1:

Benefits/Outcomes

Implement Early Action
Project; Flower Planting

a) Provides timely evidence of stakeholders’ capacity to carry out actions to

improve the corridor.

b) Provide immediate aesthetic improvement of the entire corridor.

Actions

Carried Out By

Timing

1) Identify funding for plantings

FutureHeights

June 1, 2019

2) Identify who will plant the
flowers.

FutureHeights; Noble Neighbors
City of East Cleveland; City of
Cleveland Heights; NOAH

June 15, 2019

3) Identify maintenance/ watering
program

FutureHeights; Noble Neighbors
City of East Cleveland; City of
Cleveland Heights; NOAH

June 15, 2019

4) Launch Project

FutureHeights & partners

July 1, 2019

Funding

Order of Magnitude Cost: Low

Source: Donations & Grants

Initiative #2:

Benefits/Outcomes

Conduct a Technical Multi-
Modal Study

a) Defines the multi-modal corridor (MMC) as the core improvement strategy
b) Resolves technical issues/questions
c) Allows units of government to put the MMC in formal capital documents

Actions

Carried Out By

Timing

1) Forge a consensus among
stakeholders for the MMC

City Staff

Three Months

City Staff, City Council & County

2) Secure funding for the study Officials Six Months
3) Consultant selection Consulting engineer w/City Staff Two Months
4) Conduct the study ElEmEE] EeREer ) Ei Six Months

contract admin.

Funding

Order of Magnitude Cost: Low

Source: County of Cuyahoga, City of East
Cleveland, City of Cleveland Heights;
Grant and State funding to be explored.

Initiative #3:

Benefits/Outcomes

Conduct a Technical Analysis
of Economic Benefits of
Corridor Improvement

a) Delineates the likely economic benefits from corridor improvement.

b) Justifies the investment in infrastructure improvements along Noble
Road by the full range of stakeholders.

Actions

Carried Out By

Timing

1) Secure funding for the study

City of Cleveland Heights; City of
East Cleveland; FutureHeights

Twelve Months

2) Issue RFP and select consultant

City of Cleveland Heights; City of
East Cleveland; FutureHeights

Two Months

3) Conduct study

Consultant

Six Months

Funding

Order of Magnitude Cost: Low

Source: FutureHeights staff
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Initiative #4:

Benefits/Outcomes

Conduct In-Depth
Redevelopment Feasibility
Assessment of the Noble/
Mayfield Node

a) Frames realistic potentials for key redevelopment site.
b) Informs City relative to action on possible TIF District or

other public finance options.

c) If major redevelopment is feasible, value capture could help fund

corridor-wide improvements.

d) Could justify the City’s issuance of a development RFP.

Actions (assuming feasibility)

Carried Out By

Actions (assuming feasibility)

1) City to commission
redevelopment feasibility study
focused on Noble/Mayfield Node

City Staff at the direction of the
City Council;

City to commission redevelopment feasibility
study focused on Noble/Mayfield Node

2) City to issue development RFP

City Staff at the direction of the
City Council;

City to issue development RFP

3) Select development proposal

City Staff

Select development proposal

4) Establish TIF District

City Staff at the direction of the
City Council;

Establish TIF District

Funding

Order of Magnitude Cost: Mod

Funding

Funding

Order of Magnitude Cost: Mod

Source: City funds for study;
Developer funds for TIF

Initiative #5:

Benefits/Outcomes

NOAH to Take Steps to
Expand into Community-
Based Real Estate
Development

a) NOAH builds capacity to intervene on distressed property in the East
Cleveland portion of the corridor.
b) Helps to make the Euclid Avenue corridor/node more attractive to

commercial development.

Actions

Carried Out By

Timing

1) NOAH creates a business plan for
intervention on distressed
properties to demonstrate how
they can become viable
investments.

NOAH and stakeholder partners

January 1, 2020

2) Approach foundations and other
funding sources for funds to
expand staff and execute a
demonstration project.

NOAH and stakeholder partners

January 1, 2020

3) Upon receiving grant funding, NOAH
expand NOAH staff to include real June, 2020
estate project manager.

4) Carry out initial demonstration NOAH

project.

August, 2020 to August 2021

4) Begin to replicate the
demonstration project on other
distressed properties.

NOAH, stakeholder partners and
private investors

January 2022 and beyond

Funding

Order of Magnitude Cost:
Capacity Building - Low
Demonstration Project - High

Source:
Capacity Building - Grant
Demonstration Project - Grants
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Initiative #6: Benefits/Outcomes

East Cleveland to Pursue a) Significantly improves the image and attractiveness of Euclid Avenue.
Infrastructure Improvements

. b) Helps to attract new investments in real estate/new commercial uses.
to Euclid Avenue

Actions Carried Out By Timing

1) Quantify order of magnitude
costs for decorative street lights City Staff & Partners January 2020
and street trees along Euclid Ave.

2) Assess potential funding sources. | City Staff & Partners March 2020
3) Begin lobbying for funds from City Staff & Partners; .
April 2020 to March 2021
ODOT, Federal sources. Paid lobbyist pri o viare
4) Assess effectiveness of lobbying City Staff & Partners; March 2021 and beyond
Funding Order of Magnitude Cost: Low Source: Grant Funds for paid lobbyist
Initiative #7: Benefits/Outcomes

Petition Major Foundations to | a) Makes this portion of Cleveland Heights eligible for financial assistance from
include the North of Mayfield the major Cleveland area foundations.
Portion of Cleveland Heights b) Allows the Cleveland Heights and East Cleveland portions of the corridor to be

in their Priority Areas treated holistically in terms of foundation assistance.
Actions Carried Out By Timing
1) Assess conditions needed for FutureHeights and the Noble
foundations to include the North Road stakeholders Three Months
of Mayfield area.
3) Hold informal discussions with FutureHeights, City of East
Major Foundations. Cleveland and City of Cleveland Two Months
Heights
3) Prepare formal petition/study FutureHeights/Consultant Six Months
Funding Order of Magnitude Cost: Low Source: FutureHeights staff
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Initiative #8: Benefits/Outcomes

a) Explore mutually beneficial initiatives

b) Identify points of cooperation to benefit Nela Park and Community
c) Potential Nela Park investment in property opposite Main Entrance
i d) Cooperation on “Nela-themed” lighting design for the Nela Node
with Nela Park e) Increase interaction between Nela Park and the Nela Node

f) Discuss support for a Nela Inn and restaurant

Advance the Establishment
of a Working Relationship

Actions Carried Out By Timing
1) Develop “talking points” on the City of East Cleveland, NOAH &
potential mutually beneficial FutureHeights September 2019
initiatives
2) D.evelop line of communications | City of Ea§t Cleveland, NOAH & March 2020
with the purchaser of the GE FutureHeights _ .
s L (based on timing of GE transaction)
Lighting Division
3) Develop plan for implementing City of East Cleveland, NOAH &
L . June 2020
mutually beneficial initiatives FutureHeights
4) Initiate implementation on City of East Cleveland, NOAH &
e . January 2021
mutually beneficial initiatives FutureHeights
: Dedicati f Stakehol
Funding Order of Magnitude Cost: Low SIS LRI GRS G

staff time
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Closing Summary

The Noble Road Corridor Improvement Plan presents a rational basis for the corridor’s
improvement and a series of strategies to guide the effort. While turning around corridors

like Noble Road is a challenge, a number of positive factors are in place that suggest the
improvement of the corridor is possible. The broad level socio-economic trends underlying the
disinvestment within the broader area are losing momentum, and a reversal of those trends is
possible. The City of Cleveland Heights has helped contain the blight caused by disinvestment
through policies such as the “point of sale” inspections and repair requirements. The City of
East Cleveland is rebuilding its political and administrative capacity, which should allow it

to be an active partner in the improvement effort. Two important nonprofit organizations,
FutureHeights and NOAH, are in place and contributing to the capacity of stakeholders to
improve the corridor.

Most important to the prospects for improving the corridor is the direction set by this Plan. The
Plan properly recognizes that major changes are needed to drive improvement. The Noble
Road Corridor needs to be “reinvented.” It needs to take on a new role and function that is
authentic to its nature and to the surrounding neighborhood. The proposed restructuring of
Noble Road as an attractive, mixed-use, multi-modal corridor is the role and function that will
induce the surrounding community to treat Noble Road as the focal point of the neighborhood.
Making Noble Road an attraction and an amenity will drive the improvement process, making
it a better place to live, to interact, to shop, and to navigate. These quality of life benefits

will, in turn, produce economic benefits such as increased residential and commercial rents,

increased home values, new and stronger businesses and new market-rate development.

This Chapter outlines how the Noble Road stakeholders should pursue implementing the
Plan. The process of implementation needs careful guidance, and cannot be reduced to a
“paint-by-numbers” process. Implementing the plan will be a fluid process that depends on
the outcomes of a number of different initiatives. Central to the successful implementation of
any improvement program is getting off to a good start. The Action Agenda provides sound
guidance on this, identifying eight short-term initiatives to get the process moving in the right
direction. The process is already off to a good start with the successful implementation of
the early action project, the Noble Road flower planting program. The Plan also seems to
have advanced consensus building among the key stakeholders and area residents in favor of
the core concept, which is essential to long-term implementation. As the various initiatives
involved in implementation are undertaken, a series of detailed considerations will be
discussed and debated. While a range of technical issues must be addressed and overcome,
the Noble Road stakeholders must keep the vision in clear focus to ensure proper direction is
maintained.

Noble Road Corridor Plan | Cleveland Heights & East Cleveland, Ohio [




