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Welcome to  
at the table  
At Living Cities, we are committed to sharing the ideas and 
insights emerging from our work with other thinkers and 
doers in real time.  We’re excited to welcome you to the 
first issue of our newest vehicle for doing this: At the Table: 
Ideas and Insights from Living Cities’ Integration Initiative.  

The Integration Initiative supports cities that are 
harnessing existing momentum and leadership for change, 
overhauling long obsolete systems and fundamentally 
reshaping communities and policies to meet the needs of 
low-income residents.  Site teams made up of local leaders 
located in Baltimore, Cleveland, Detroit, Newark, and 
the Twin Cities are participating in The Initiative through 
2013.  A core concept of The Integration Initiative is the 
importance of building a new civic infrastructure, one 
table, where decision-makers from across sectors and 
geographies can learn and work together in new ways to 
address complex problems.  

At the Table will feature reflections, conversations, profiles, 
articles and updates on what key stakeholders are learning 
at their tables (and beyond) through The Integration 
Initiative.   Our one caveat is that these pieces reflect 
thinking during specific points in time in the midst of 
complex multi-year work.  We invite you to join the 
conversation and hope you’ll share your own insights and 
ideas by commenting on the blog (www.livingcities.org/
blog), posting a comment on Twitter @TII_LC or hashtag 
#TIILC or emailing the Living Cities team-we’ve included 
an email address with each article.

Thanks for your interest in The Integration Initiative. We 
look forward to learning with you!

Best,
The Living Cities Integration Initiative Team
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a
s I reflect on the first year of the Integration 
Initiative, I am struck by how much my -- and 
all the Living Cities staff’s -- thinking has 
evolved.  We entered into this work with a 
lot of ideas and assumptions, and over the 

last twelve months, every one of them has been tested as 
we worked with the committed teams of leaders in the 
five Integration Initiative sites.  This process deepened 
our understanding of the financial landscape in each of 
the sites, grew our appreciation of how challenging it is to 
transform entrenched systems, and helped us gain greater 
understanding of how Living Cities can be a valuable 
partner in accelerating efforts in local communities. 
Despite all that, for me, the biggest revelation has been 
around the culture of problem solving itself.  

Changing the 
Culture of 
Problem solving:  

Lessons from 
the first Year of 
the Integration 
Initiative

By marian Urquilla, director of Program strategies

      murquilla@livingcities.org 

      @urquilla 

The Integration Initiative site teams are tackling some 
of the most challenging problems facing low-income 
residents in their cities– jobs, mobility, health, housing.  
These are problems that governments and philanthropists 
and communities have been struggling to address for 
decades, problems with no known solution.  Though 
it’s hard to admit, there is no silver bullet. And while 
it’s possible to understand the complexity of these 
problems on a theoretical basis, it’s even harder to do 
the practical work of getting disparate actors in business 
and government and nonprofits and communities and 
philanthropy to align their efforts and work towards 
a common goal.   If the first year of The Integration 
Initiative reinforced anything for me, it’s that if a 
community is going to be successful in addressing a 
seemingly intractable challenge, its strategy must include 
the following three things:

A focus on adaptive change. Only technical problems 
can be solved by technical solutions – if my car breaks 
down, I take it to a mechanic, but if a region has a lagging 
economy, inadequate transportation, and poor health, 
there is no quick fix. As Ronald Heifetz notes, for these 
challenges “the stakeholders themselves must create and 
implement the solution because the problem itself lies 
in their attitudes, priorities, behavior, and only a change 
within and between them will produce a solution.” 

A strong leadership table that works. To address an 
adaptive challenge, a community needs a governance 
table that goes beyond advising, or providing ceremonial 
leadership. As Integration Initiative sites are showing, 
these tables can be places where key leaders learn 
together, build a common understanding of the problem 
they are trying to solve, and continuously define their 
strategies. It’s critical that these tables bring together 
different actors, unlikely partners, and that time is taken 
to build trust, a common vision and consensus around 
the path forward. In addition, these tables should not be 
conflict free zones – they should be places where leaders 
can grapple with tension, disagreement, and own the 
work going forward.

*

http://www.livingcities.org
mailto:murquilla@livingcities.org
http://www.twitter.com/urquilla
http://www.cambridge-leadership.com/downloads/articles/FoundationLeadership.pdf
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Solving complex problems requires stakeholders to be 
open to changing the way they work, putting controversial 
issues like race and longstanding failures front and center, 
and being honest about what kind of results they seek to 
achieve. The first year of The Integration Initiative has 
reinforced for me that this work is incredibly hard.  But the 
sites’ perseverance gives me hope, and I look forward to 
continuing to learn from them and others embracing this 
way of working.

Has this article spurred your ideas and insights?  Share them 
with us on the Living Cities blog www.livingcities.org/blog or 
The Integration Initiative Twitter feed @TII_LC.

A clearly defined beneficiary and goal. A strong 
governance table needs to clearly define what problem it is 
addressing, for whom, and to what end. However, leaders 
often struggle with this seemingly fundamental task.  
Collaborative efforts often resist shining a spotlight on a 
specific beneficiary—a group of people or neighborhood—
or struggle to be specific about what they are trying to fix, 
and what goal they intend to achieve. Often this avoidance 
and resistance of specificity is seen as a way to build “a big 
tent,” sometimes it is due to historical tensions that have 
gone unresolved or discomfort in tackling racial challenges.  
In the end, we keep the conversation general out of fear: 
fear of conflict, fear of accountability, fear of failure. 
Unless leaders can get beyond these fears, America’s cities 
will continue to struggle with the same problems for the 
foreseeable future.  

Janet Century Photography

http://www.livingcities.org
www.livingcities.org/blog
http://twitter.com/TII_LC
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What do 
Communities 
need to 
Understand to 
gain the greatest 
Benefits from 
small Business?
By tracey ross, Program associate

      tross@livingcities.org 

      @traceyLross

In the Works

sIZe groWth IndUstrY

f
rom the campaign trail to communities across 
the country, small businesses are touted as a 
solution to our nation’s lagging economy and 
high unemployment rate. But will these small 
businesses create 500 jobs or one? Will those jobs 

require an advanced degree or a high school diploma? Are 
these small businesses in industries that are part of global 

trade or do they serve the local economy? From food 
trucks to biotechnology firms, small businesses come in all 
shapes and sizes.  

Utilizing a one-size-fits-all approach to supporting small 
businesses is preventing communities from unlocking their 
benefits. We have seen this first hand with The Integration 
Initiative site teams, who are facing challenges in fostering 
the growth of small businesses as part of their broader 
strategies. 

There’s no doubt that supporting small businesses makes 
sense. They are critical to the nation’s job creation as 
they employ half of the private sector workforce and 
are the source of most net new jobs. They contribute to 
and shape the vibrancy and identity of neighborhoods 
and communities. They generate wealth for owners and 
employees, and generate community wealth by capturing 
economic activity that would otherwise occur elsewhere. 
And they bring money to the community through income 
and sales tax, contributing to the provision of essential 
public services. However, there are a variety of factors that 
determine which of these benefits a small business can 
produce. Understanding this variation is critical in crafting 
a robust small business strategy. 

To bring some order to this diverse sector, Living Cities 
suggests a simple, three-part segmentation.  
         
First, small businesses can be segmented according to 
their size, or number of employees. Small businesses are 
generally defined as having up to 500 employees, but the 
vast majority are sole proprietorships where one person 
owns and operates the business. 

*

http://www.livingcities.org
mailto:tross@livingcities.org
http://twitter.com/TraceyLRoss
http://www.livingcities.org/integration/
http://www.livingcities.org/integration/
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Second, small businesses can also be segmented according 
to whether they have slow or high growth potential. Slow 
growth firms are characterized by stable revenues, and 
include businesses that cater to a local market, such as dry 
cleaners, or businesses in stable or declining industries. 
High growth firms include businesses in “traded clusters” 
whose products and services can be sold to other regions or 
globally, as well as expanding industries. 

Third, small businesses can be segmented by their 
industry type, which helps to specify their exact needs. 
Small businesses appear in all of the over 400 principal 
business activity codes of the North American Industry 
Classification System (NAICS). 

Understanding these distinctions can help cities and 
regions target their strategies to achieve their desired 
impact and outcomes. Karen Karp, food cluster consultant 
and President of Karp Resources, believes that in the 
food industry, you can’t lead with a job creation strategy. 
Instead, “you must lead with entrepreneurship and place-
making.” 

In other words, communities must be clear about what 
they can accomplish by supporting certain industries. 
Robin Hacke, Director of Capital Formation at Living 
Cities believes that communities must also consider “jobs 
for whom?” when developing small business plans aimed 
at creating jobs. If you care about employing low-income, 
high school graduates, attracting firms that require high 
skills may not be the most direct route. Given the various 
types of small businesses and their differing benefits, 
communities and regions must develop support systems 
tailored to the type of businesses they have, the ones they 
want to grow, and the benefits they seek to gain.

In discussing how communities and regions can best 
support small businesses, Tim Ferguson, Founder 
and CEO of Next Street, a merchant bank that aims 
to maximize the success of companies in low-income 
areas to produce economic benefits for American cities, 
asserted that in order to grow, small businesses need 
five things: customers, capital, management expertise, 
business networks and cooperative interaction with local 
government.

Diane Bell-McKoy, President and CEO of Associated 
Black Charities (ABC), Maryland’s leading African 
American philanthropic organization, notes that in addition 
to understanding what small businesses need, it’s important 
to recognize the historical realities of the communities 
in which they are located.  She illustrated this point by 
sharing her experience working with small businesses in 
Baltimore, where due to a history of structural barriers, 
there has been limited opportunity for African-American 
entrepreneurs to access large private sector contracts.  To 
overcome this dynamic, Bell-McKoy has helped build a 
network of relationships between minority entrepreneurs 
and (often white) executives at larger businesses. Fostering 
these relationships helps minority business owners move 
beyond government contracts to access larger private 
sector contracts, in turn growing their businesses’ revenues, 
workforce and contributions to the tax base.

Small businesses have the potential to spur innovation, 
create opportunity, and transform communities. Utilizing a 
“one size fits all” approach to supporting small businesses, 
however, hinders our ability to address their unique needs 
and prevents us from harnessing their true potential. 
Understanding this variation is the first step communities 
can take to truly reap the benefits of small businesses. 

Helen Leung, Program Associate (hleung@livingcities.org 
and @HLeungLA) contributed to this article.

http://www.livingcities.org
http://www.census.gov/eos/www/naics/
http://www.census.gov/eos/www/naics/
http://www.karpresources.com/
http://www.nextstreet.com/
http://www.abc-md.org/
http://www.abc-md.org/
mailto:hleung@livingcities.org
http://twitter.com/HLeungLA
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a discussion with 
the Baltimore 
Integration 
Partnership’s kurt 
sommer and dana 
Johnson

IntegratIng Program and CaPItaL

By alison gold, Program manager

      agold@livingcities.org 

      @akgold11

*

I
n January, I kicked off the Integrating Program and 
Capital series by interviewing Living Cities’ Robin 
Hacke and Marian Urquilla about the development 
of The Integration Initiative, and what they learned 
during its first year. (You can read the piece here.) 

My discussion with Robin and Marian provided a lot 
of helpful background, but it also surfaced a lot of new 
questions, particularly about work the site teams are 
doing in their own communities. Namely, what is The 
Integration Initiative like for a site team charged with 
doing the work of integrating program and capital?   
And how have the folks on the ground been using the 
Initiative’s framework-- building a new civic infrastructure, 
driving private markets to work on behalf of low-income 
people, focusing on transforming systems and not 
delivering programs, and replacing obsolete systems with 
innovative approaches—to achieve their goals in their 
communities?  

My first step in answering these questions was in late 
2011 when I sat down with the Baltimore Integration 
Partnership’s Kurt Sommer, (project director) and Dana 
Johnson, (finance lead from The Reinvestment Fund 
(TRF)) to learn about their experiences integrating 
program and capital, and connecting community 
development and workforce development efforts in 
Baltimore.

Alison:  What is the goal of the Baltimore 
Integration Partnership from a programmatic 
standpoint, and from a capital standpoint?

KuRT:  From a programmatic standpoint, the Baltimore 
Integration Partnership is about unifying capital 
investment with human capital.  We are connecting 
people to jobs that are available through our projects 
on a small level, and at a larger systems level making 
changes in public policies to foster economic inclusion 
particularly by connecting capital investment and 
workforce development.

DAnA:  The program and the capital are part of the 
same goal. In addition to providing connections to the 
local workforce, we are also working to make possible 
community development projects that have other 
outcomes like affordable housing, charter schools, fresh 
foods and other retail, and other community amenities.

Alison: What’s your process for selecting 
projects?

KuRT: In our early discussions, we were trying to find 
a balance between capital projects and workforce goals.  
How do you interweave the two through a transaction?  
The idea evolved that we would do a two stage screening 
process. One on the capital side to determine if the 
project that BIP would be financing would meet the 
criteria of a catalytic project—do they provide services, 
amenities, jobs, opportunities to build equity through 
affordable housing or address blight? 

The second stage is about marrying the workforce 
goals into the project. We developed policies with key 
members of our group--the workforce chairs, capital 
committee and staff--to identify goals and processes 
as to how to make this happen.  We learned about 

http://www.livingcities.org
mailto:agold@livingcities.org
http://twitter.com/akgold11
http://www.livingcities.org/blog/?id=14
http://www.abagrantmakers.org/page/BaltimorePartnership
http://www.abagrantmakers.org/page/BaltimorePartnership
http://www.trfund.com/
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our partners’ policies, and adapted the East Baltimore 
Development, Inc.’s (EBDI) inclusion goals for our 
lending process. The BIP governance body has adopted 
a minority business contracting requirement of 27%, 
and a local workforce goal of 15% for commercial 
projects and 20% for residential projects. During the 
underwriting stage, we work with the developer to 
define their goals and commit to track their activities. 

DAnA: We’re getting lots of recognition as the first to 
close our loans [with Living Cities Catalyst Fund and 
the senior lenders], and the first to deploy capital.  It’s a 
tribute to the time and energy we spent in the first few 
months putting all these policies in place.  But, while we 
were slogging it out in all those meetings figuring out 
the program details, my TRF colleagues were closing 
on the funding. My colleagues, in anticipation of The 
Integration Initiative award, had been out in Baltimore 
marketing and identifying potential borrowers before I 
was even hired.  That first deal was actually closed by a 
colleague of mine in Philadelphia.  

Alison: How did you build the relationship across 
program and capital?

KuRT: Dana and I are partners in crime.  Betsy 
Nelson [President of the Association of Baltimore Area 
Grantmakers] emphasized this structure by co-locating 
us and it is at the heart of connecting various elements 
of our initiative. It has developed into a very strong 
partnership. 

DAnA: Kurt and I have worked to understand each 
other’s worlds and pressures.  But, there was definitely a 
moment I was on the train swapping emails with some 
of our partners and it dawned on me that they had no 
idea what language I was speaking. And to be honest, I 
have to admit the same.  I had no experience with the 
workforce vernacular and the system, and who all the 
players are and what they do.  

I think there was a real disconnect with the workforce 
players understanding how real estate development 
works, how long it takes, all the uncertainties that 
come into that, and what role the BIP capital is playing 
and not playing in those projects. We put together a 

community development finance 101 session and opened 
it up for anyone BIP-related to attend.  Don Hinkle-
Brown (President & CEO of TRF) and I led it together.  
I think getting on the same page took longer than we 
expected, in part, because there was education that had 
to happen for all of us.

Alison: How has your education on the workforce 
side come along?

DAnA: I think that has been a little less structured, but 
in being part of these meetings, I have come to learn 
who the players are and what they do and what the 
frustrations are.  And now that we’re working through 
projects with borrowers-not just in theory-the education 
continues.  It’s lovely to have a concept and theory about 
how these systems can work, but it needs to match the 
realities of the communities and projects we’re working 
with.  So the question is how to adapt without throwing 
the whole idea of creating a better system out the 
window?

Alison: What are the pros of marrying 
community development and workforce 
development with community development 
finance?

KuRT: The pro is certainly connecting the elements 
of public programs that are serving the same residents.  
It doesn’t make sense that you have these two systems 
that have similar goals-particularly in the community 
development field.  The BIP approach deals with the 
built structure and the people, and you have to do both.

DAnA: Having a more holistic approach means more 
than trying to move around money and getting it out 
the door.  In all of our work, TRF is a mission-driven 
institution; we don’t put our money into projects that 
don’t already provide community value.  At the same 
time, on the local level, it makes sense to tap into these 
workforce and other community resources to get as 
much benefit out of the social mission of these projects.  
The BIP pushes us to figure out the limits of such 
connections.

http://www.livingcities.org
http://www.ebdi.org/
http://www.ebdi.org/
http://www.livingcities.org/catalytic-capital/catalyst/
http://www.abagrantmakers.org/
http://www.abagrantmakers.org/
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The Baltimore Integration Partnership closed financing on the 12-unit home ownership Telesis Redevelopment Project in December 2011. 
Twenty percent of the construction hours on the project are being done by local residents.  (Photo: Greg Pease Photography) 

Alison: What advice would you give to others 
trying to do the work of integrating program and 
capital?

DAnA: Be prepared to spend time walking in the shoes 
of your partner.  The program side needs to learn the 
capital side, and the capital side needs to learn the 
program side.  You need to be sure you have the time 
and patience to do that.

Alison: What has been your greatest surprise in 
bridging the worlds of community development, 
workforce development and community 
development finance?

KuRT: I’ve been surprised by how much the developers 
we’re working with embrace the goals of the BIP and 
want to make it work. It’s great to see that there are 
actors out there who want to make this happen.

DAnA: I’ve learned already how difficult connecting 
these systems can be. I didn’t know the workforce world 
at all, and I have been surprised by how disjointed it is. 
We’d have meetings about very big projects going on 
around town, and someone would ask how to do local 

hiring and tap into the local community. I was struck 
that it was something so hard to answer. I think a goal 
of the BIP initiative is to make that question easier to 
answer.  But, there’s a long way to go to get from A to B.  

In the coming months, the staff at Living Cities will 
continue to share what we and The Integration Initiative 
site teams are learning about the integration of program 
and capital, the capital absorption ecosystem, importing 
CDFIs and building different types of financial structures, 
and their connections to community and workforce 
development. We’re excited to share these insights as this 
work develops, with the caveat that our thinking continues 
to evolve and these ideas represent our thinking at a 
specific point in time in complex multi-year work. 

Has this article spurred your ideas and insights? Share them 
with us on the Living Cities blog www.livingcities.org/blog or 
The Integration Initiative Twitter feed @TII_LC.

http://www.livingcities.org
http://www.livingcities.org/blog
http://www.twitter.com/TII_LC
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I
n 2008, Tracey Nichols was serving as Cuyahoga 
County’s Assistant Director for Economic Development 
where she was nationally recognized for her work on 
brownfield redevelopment. But that year, two years 
into the tenure of Cleveland’s Mayor Frank Jackson, 

she picked up the phone, “I called the City and asked to 
join the economic development department because I 
live in the City and I care about it. I thought the Mayor 
was doing a great job and I wanted to join the team.”

That same year, Nichols was named the Director of 
Economic Development for the City of Cleveland. 
In this role, she’s built a lean and efficient staff, strong 
relationships with key stakeholders within and outside of 
government, worked with the local community to catalyze 
the transformation of Euclid Avenue into a Health-Tech 
Corridor, and played a key role in shaping and leading 
Cleveland’s Integration Initiative work—the Greater 
University Circle Community Wealth Building Initiative.

When Tracey Nichols joined the Mayor’s team, she was eager 
to start working on projects, but it was 2008, the economy 
was bottoming out, and so she turned her focus to making 

how tracey 
nichols is 
transforming 
Cleveland 
(despite the 
recession)

her department more effective and efficient. Nichols notes 
that her biggest roles are, “setting the goals, getting people 
excited about doing economic development in Cleveland and 
showing them how they can contribute to the community.”

Recognizing that the term economic development is 
widely used, but poorly understood, Nichols developed 
an accessible definition, “Economic development is about 
creating jobs and new investment in the community. You 
have to use a simple definition because we’re going out 
and meeting with a community that includes everyone 
from the least sophisticated individual to the most 
sophisticated individual. Everyone can understand creating 
jobs and creating new investment in the community.”  

Tracey Nichols also recognizes the importance of building 
relationships with others within and outside of government to 
meet the City’s economic development goals. She recounted, 
“Not only do I deliver the goals and expectations to my 
staff, but to the community development corporations, 
the economic development organizations, our partner 
agencies, and the developer community. The brokerage 
community was one of the first groups I reached out to 
when I got here. These are the people who are selling our 
city. They are either telling businesses ‘that’s in the city, 
you don’t want to go there,’ or they’re telling businesses, 
‘They have great programs, you want to be in the city, 
they’re really helpful.’ So, the brokerage community was a 
really important constituency.  Helping turn around their 
view of the city has been really important and helpful.”

Nichols knows that her department is about more than 
attracting and growing businesses in the City, “Mayor 
Jackson says that we are the one-stop shop for businesses, 
so it doesn’t matter if a business has a complaint about 
another city service or needs business assistance. Whatever 
it is, people can pick up the phone and call us and we’ll 
get to the bottom of it and help them figure it out.” 

In addition to helping businesses solve problems, she is 
also an ambassador for other government departments. 
Recalling early in her tenure when the Building and 
Housing Department, under a new director, was making 
improvements, Nichols encouraged her team, “to spread the 
word that the City was cutting back the length of time it takes 
to get a permit,” and allocated some grant funds to help them 
upgrade their technology systems and provide paid interns.  

at the taBLe ProfILe

By alison gold, Program manager

      agold@livingcities.org 

      @akgold11

*

http://www.livingcities.org
http://www.city.cleveland.oh.us/CityofCleveland/Home/Government/Cabinet/TNichols1
http://www.city.cleveland.oh.us/CityofCleveland/Home/Government//MayorsOffice/Biography
http://www.healthtechcorridor.com/
http://www.healthtechcorridor.com/
mailto:agold@livingcities.org
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Tracey Nichols believes government should be a good 
partner that is flexible and creative. While some may scoff 
at this assertion, she’s walked the walk. Having built a strong 
team at the Department of Economic Development, and 
meaningful relationships across city government agencies and 
with other key stakeholders, she didn’t shy away from bold 
ideas in the midst of the bad economy.  She recognized an 
opportunity along Euclid Avenue, one of Cleveland’s main 
thoroughfares that connects University Circle (home to Case 
Western Reserve, University Hospitals and the Cleveland 
Clinic) and Downtown Cleveland, the City’s central 
business district. A bus rapid transit line connecting the two 
neighborhoods opened in 2008, though, ample vacant and 
underutilized land remained between the two neighborhoods.

Nichols wanted to build on the strength of University Circle 
and Downtown Cleveland.  In her first year at the City, she 
developed a strategy, “We needed a catalytic project to get 
the Health-Tech Corridor moving, we needed post-incubator 
space and we found that those high-tech companies wanted 
a campus-like setting.  To bring this to the area, we needed 
to build a spec building.  So in the worst economy, I went to 
Mayor Jackson at the end of 2008 and I said we need to build 
a spec building, banks aren’t going to invest in it, and I need 
$9.7 million dollars of HUD 108 funds. After asking many 
questions, the Mayor recognized the impact of the project, 
agreed the Developer’s guaranty was strong and said ‘go ahead 
and make it happen.’ And we started to have momentum.”

Nichols is a Boston native, but has lived in Cleveland for 
over 30 years.  She calls the town “the biggest small town 
in the country.” In 2009, she heard that there was a project 
to develop a laundry cooperative that would be owned and 
operated by residents of Cleveland’s neighborhoods.  She was 
intrigued, and did what she’d done a few years earlier with 
Mayor Jackson—she picked up the phone and offered her 
resources, this time in the form of funds that she had available 
at the Economic Development Department. She learned, 
“they had gone to the bank, and the bank had said great 
idea, but you’re a start-up and we’re not going to do it. And 
that’s a role that government can play, we can take a bit more 
risk, and we can help out where sometimes a bank can’t.”

Through the laundry, Nichols developed a relationship 
with Lillian Kuri and India Pierce Lee at the Cleveland 
Foundation, who had been working on efforts since 2005 
in Greater University Circle to leverage institutional 
investments for the benefit of the community. Nichols, Kuri 

and Lee continued to meet and develop strategies for creating 
opportunity in Cleveland. And in 2010, the Living Cities 
opportunity became available so they rounded up a set of 
partners, submitted an application and months later learned 
their site had been selected for The Integration Initiative.

Among other strategies, the Integration Initiative is helping 
the Cleveland team keep the momentum of the Health-Tech 
Corridor going and furthering its development. In addition 
to the financial support, Nichols notes that, “With the Living 
Cities award came this incredible convening power with all 
the institutions.” She added, that the technical assistance and 
learning exchange opportunities with other sites, “give me the 
ability to be plucked away from my environment here, which 
is continual problem-solving all day long, to a situation where 
I could actually think and plan and come up with ideas.”

Tracey Nichols’ efforts exemplify the work that Living 
Cities aims to support through The Integration Initiative.  
In her time as Director of Economic Development at 
the City of Cleveland, she’s collaborated across sectors to 
address complex challenges, and helped to transform how 
economic development works in Cleveland. She’s tested 
innovative ideas, and helped direct funding toward the 
ones that can be taken to scale.  In the city that is home 
to the Rock’n Roll Hall of Fame, she is a rock star. So, 
if she calls you up, make sure to pick up the phone.

Has this article spurred your ideas and insights? Share them 
with us on the Living Cities blog www.livingcities.org/blog or 
The Integration Initiative Twitter feed @TII_LC.

http://www.livingcities.org
http://www.universitycircle.org/
http://www.case.edu/
http://www.case.edu/
http://www.uhhospitals.org/
http://my.clevelandclinic.org/default.aspx
http://my.clevelandclinic.org/default.aspx
http://www.downtownclevelandalliance.com/home.aspx
http://www.rtahealthline.com/healthline-what-is.asp
http://www.evergreencoop.com/
http://www.clevelandfoundation.org/
http://www.clevelandfoundation.org/
http://www.livingcities.org/blog
http://www.twitter.com/TII_LC
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Capital Corner

o
n December 15, 2011, The Integration 
Initiative reached an important milestone: 
the first draw on capital by a site from the 
Catalyst Fund. The Woodward Corridor 
Initiative’s financial lead, NCB Capital 

Impact (NCBCI) requested $500,000 for the construction 
of The Auburn a 56,000 square foot mixed-use 
commercial and residential facility in the heart of Midtown 
Detroit, just one block west of Woodward Avenue.  

The Auburn, which broke ground in September, seeks 
to attract small, local retailers that will appeal to the 
neighborhood’s young demographic.  The ground floor 

will have 11 below-market rate, spaces reserved for 
independent retailers, and the second and third floors will 
feature 58  rental units (12 rented at 80% area median 
income) marketed to young professionals working in 
the area. The Auburn is replacing a blighted property 
and adding much needed housing to the burgeoning 
Midtown area. The complex is located near Wayne 
State University, the proposed M-1 Rail Corridor, and 
the Midtown Loop, a greenway that will link Midtown 
to neighboring areas.  The Auburn is a critical catalytic 
development in Detroit’s redensification efforts.  The 
successful development of this project should help 
create market momentum in the Midtown area.   

Deal details:  NCBCI is providing a $3.7MM leverage 
loan as part of a $11.9MM  New Markets Tax Credit 
(NMTC) deal that also includes many other key  
participants including Invest Detroit who is providing 
the  NMTC allocation, JP Morgan Chase (the NMTC 
equity investor), and the Michigan State Housing 
Development Authority ($1MM grant).  The leverage 
loan will charge an interest rate of 7.41% with interest-
only payments for 7 years.  Loan repayment will come 
from sinking fund proceeds as well as a refinance 
from a traditional lender at the end of the term.  

By amy Chung, senior Investment officer

      achung@livingcities.org*

Brian Ellison, Business Advocate, City of Detroit; David  Blaszkiewicz, President & CEO, Downtown Detroit Partnership and President, Invest 
Detroit; and George Jackson, President & CEO, Detroit Economic Growth Corporation in front of The Auburn mixed-use development site in 
the Woodward Corridor. (Photo: Ara Howrani, Howrani Studios)

http://www.livingcities.org
http://www.livingcities.org/catalytic-capital/catalyst/
http://woodwardcorridorinitiative.org/
http://woodwardcorridorinitiative.org/
http://www.ncbdc.org/
http://www.ncbdc.org/
http://roxburygroup.com/projects/the_auburn.html
mailto:achung@livingcities.org
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on the BLog

neWs

Living Cities’ blog, The Catalyst, features new content throughout the year.  In case you missed them, here 
are some recent pieces germane to The Integration Initiative

Address the system, then Develop Tactics: Tips for Developing a strong small Business strategy by 
John Moon  (March 7, 2012)

small Businesses: one size Does not Fit All by John Moon  (February 06, 2012)

Making Collaboration Work: 4 lessons from The integration initiative by Robin Hacke (January 23, 2012)

Anchored in Place: Creating a Framework for Growth by Ben Hecht (January 13, 2012)

integrating Program and Capital through The integration initiative: A Discussion with living Cities’ 
Marian urquilla and Robin Hacke by Alison Gold (January 9, 2012)

insights from the Third integration initiative learning Community by Alison Gold (November 11, 2011)

seeds of Hope in Detroit by Ben Hecht (November 04, 2011)

• Minneapolis-St. Paul and Cleveland Awarded US Department of Transportation Tiger Grants for 
innovative transportation projects that have a significant national or regional impact and the ability to 
contribute to the long-term economic competitiveness of the nation 

• The Saga of the M1 Light Rail line along Woodward Ave. in Detroit goes on.  The latest news:  
Light rail ‘not dead’; M1 Rail gets 90 days to create plan Crain’s Detroit  
Bing, Snyder, LaHood meet on scrapped light-rail plans Detroit Free Press

• Woodward Corridor Initiative Project Director Sue Mosey Profiled in Crain’s Detroit 

• FY2011 Federal Sustainable Communities Grants Awards $3.5m to Baltimore Region and $5m to Newark  
With the 2011 Sustainable Communities grant awards to Baltimore and Newark, all Integration Initiative 
sites are also Sustainable Communities grantees.  The Cleveland, Detroit and Minneapolis-St. Paul 
regions were awarded Sustainable Communities Grants in 2010. 

http://www.livingcities.org
http://www.livingcities.org/blog/?id=26
http://www.livingcities.org/staff/?id=23
http://www.livingcities.org/blog/?id=21
http://www.livingcities.org/staff/?id=23
http://www.livingcities.org/blog/?id=17
http://www.livingcities.org/staff/?id=4
http://www.livingcities.org/blog/?id=16
http://www.livingcities.org/staff/?id=1
http://www.livingcities.org/staff/?id=22
http://www.livingcities.org/blog/?id=12
http://www.livingcities.org/staff/?id=22
http://www.livingcities.org/blog/?id=11
http://www.livingcities.org/staff/?id=1
http://www.dot.gov/affairs/2011/dot16511.html
http://www.crainsdetroit.com/article/20120106/FREE/120109944/light-rail-8216-not-dead-m1-rail-gets-90-days-to-create-plan
http://www.freep.com/article/20120106/NEWS01/120106036/Bing-Snyder-back-new-plan-3-mile-light-rail-line-Woodward
http://www.crainsdetroit.com/article/20120115/FREE/301159959/sue-mosey-slow-and-steady-approach-revitalizes-midtown
http://portal.hud.gov/hudportal/HUD?src=/press/press_releases_media_advisories/2011/HUDNo.11-274
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UPComIng events

The Urban Affairs Association 42nd Annual Conference taking place on April 18–21, 2012 at the 
Wyndham Grand Pittsburgh Downtown, Pittsburgh, PA.  The session “Anchor Institutions and Urban 
Redevelopment” on Saturday, April 21, 10:30 am - 11:55 am will feature Kathryn Hexter and Ziona 
Austrian of Cleveland State University presenting on “The Living Cities Local Integration Initiative in 
Cleveland: An Evaluation of the Greater University Circle Community Wealth Building Initiative.” 

The 2012 Council on Foundations Annual Conference in Los Angeles, CA on April 29 - May 1, 2012. 
“Philanthropy’s Accountability for Results: Doing to Us What We Do to Them.” May 1, 10-11:30 am 
featuring Presenter(s): Michael McAfee, PolicyLink; Bradford K. Smith, Foundation Center; Barbara 
Squires, The Annie E. Casey Foundation; and Marian Urquilla, Living Cities.

Reinventing Older Communities:Building Resilient Cities May 9-11, 2012 in Philadelphia. “Road to 
Resilience: Using Transportation to Revitalize Cities.” May 11, 9:45- am. featuring John Robert Smith, 
President and CEO, Reconnecting America, Lee Sheehy, Program Director of Regions and Communities, 
McKnight Foundation and John Moon, Assistant Director of Capital Formation, Living Cities (moderator).

aBoUt LIvIng CItIes

Living Cities harnesses the collective power of 22 of the world’s largest philanthropic and financial institutions to improve 
the lives of low-income people and the cities where they live. Our members are not simply funders. They participate at 
the senior management level on the Living Cities Board of Directors and contribute the time of more than 80 expert staff 
toward crafting and implementing our agenda.

aBoUt the IntegratIon InItIatIve

Living Cities’ Integration Initiative supports cities that are harnessing existing momentum and leadership for change, 
overhauling long obsolete systems and fundamentally reshaping communities and policies to meet the needs of low-
income residents. The site teams participating from 2011 to 2013 are located in Baltimore, Cleveland, Detroit, Newark, 
and the Twin Cities. In aggregate, the sites receive an investment of $85 million in grants, flexible debt, and commercial 
debt by Living Cities and its members. They also participate in an array of formal and informal partnership and 
knowledge exchange opportunities including one-on-one meetings, site visits, online collaboration tools, and cross-site 
convenings known as “Learning Communities.” 

Living Cities

New York Office
1040 Avenue of the Americas, 
Floor 17
New York, NY 10018

Washington, DC Office
1601 Connecticut Avenue NW, 
Suite 400
Washington, DC 20009

Voice: (646) 442-2200 
Fax: (646) 442-2910 
Web: www.livingcities.org
Twitter: @Living_Cities / @TII_LC

http://www.livingcities.org
http://urbanaffairsassociation.org/conference/conference2012/
http://www.cof.org/events/conferences/2012Annual/index.cfm
http://www.philadelphiafed.org/community-development/events/2012/reinventing-older-communities/
http://livingcities.org
http://www.livingcities.org
http://www.twitter.com/living_cities
http://www.twitter.com/TII_LC

