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ABOUT THE RED LINE TRANSIT ORIENTED STRATEGIC PLAN

This plan amends the Marion County Comprehensive Plan to establish policy 
guidelines that support land use and development patterns that complement 
implementation of the Red Line bus rapid transit route, maximize the economic 
development and public benefit of the investment, promote more walkable urban 
villages demanded by market preferences, and promote economic mobility for those 
who can most benefit from the educational and employment opportunities the route 
connects. 

The majority of this plan is adapted from work funded by the Indianapolis Metropolitan 
Planning Organization (MPO) for all stations in the proposed Indy Connect rapid 
transit regional system.  Working with the MPO and the original plan consultants, 
the City of Indianapolis Department of Metropolitan Development (DMD) removed 
portions of the regional plan not applicable to the Red Line stations in Marion County, 
or not applicable to land use policy implementation for these select stations.  

In addition to adapting the original MPO plan, DMD had added an Affordability 
Strategy section that documents recent investments and formalizes internal DMD 
policy for prioritization of community development investments along rapid transit 
corridors.  

This plan is an important first step in planning for TOD in Indianapolis.  It is 
anticipated that this plan will be followed by a recommended land use map change in 
the Land Use element of the Marion County Comprehensive Plan in response to the 
station area typologies established by this document, which in turn will be followed 
by detailed station area planning necessary for implementation of zoning changes 
where appropriate for implementation.  For the Affordability Strategy section, it 
is anticipated that a new Housing Element of the Marion County Comprehensive 
Plan will follow that expands the scope of affordability beyond only DMD community 
development investments.  Each of these steps will require additional planning work 
and community engagement.  

TOD IMPLEMENTATION TIMELINE

ADAPTED FOR ADOPTION AND 
SUPPLEMENTED BY:

Department of Metropolitan Development

City of Indianapolis 
Department of Metropolitan Development 
www.indy.gov/dmd

SUNSET PROVISION

This Strategic Plan is the initial step in a planned multi-year process, and it is 
anticipated that these future steps will supersede the policy and recommendations 
contained in this plan.  Therefore this plan will automatically sunset on December 
31, 2020 unless re-adopted by the Metropolitan Development Commission.
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ABOUT THE MPO’S REGIONAL TRANSIT ORIENTED STRATEGIC PLAN

As part of the Indy Connect initiative, the Indianapolis Metropolitan Planning Organization (IMPO) is evaluating four rapid transit 
corridors: the Red, Blue, Purple, and Green Lines.  In support of that process, the MPO commissioned the regional Transit Oriented 
Development (TOD) Strategic Plan to evaluate and develop a framework to leverage the land use and economic development potential 
of transit investment in the Central Indiana region.

The regional TOD Strategic Plan analyzes the regional market dynamics and land use characteristics to assess the potential for transit 
oriented development along the planned transit corridors.  While the lines are being studied as four transportation corridors, they 
have unique issues and opportunities from a land use perspective.  The regional TOD Strategic Plan approached the corridors by the 
following segments: 

•	 Red Line North (Indianapolis to Carmel/Westfield)

•	 Red Line South (Indianapolis to Greenwood)

•	 Blue Line West (Indianapolis to Plainfield)

•	 Blue Line East (Indianapolis to Cumberland)

•	 Purple Line (Indianapolis-Eagle Creek to Lawrence)

•	 Green Line (Indianapolis to Noblesville)

The results of this analysis will be a critical factor into the evaluation of alternatives for each corridor, and will help determine the 
routing, station locations, and phasing of a future mass transit system.  The Plan will also provide inputs to the Federal Transit 
Administration (FTA) for federal transit funding.  The FTA currently evaluates funding applications based on six factors, which are 
given equal weighting: mobility improvements, environmental benefits, congestion relief, cost-effectiveness, land use, and economic 
development.  

The regional TOD Strategic Plan is focused on the two factors of land use and economic development, which account for one-third 
of an application’s total score under the current federal transportation funding authorization, MAP-21.  This is based on increasing 
case study evidence that successful transit infrastructure investment can and should be leveraged to yield broader community and 
economic development benefits through transit-supportive land use planning and policies.  

The regional TOD Strategic Plan addresses the long-term projections of regional population, household and employment changes 
through 2040 and how that affects demand for TOD considering demographic and economic trends.  A demand model factors both 
the market dynamics as well as the physical characteristics of potential station areas to forecast the potential for regional demand for 
households and jobs to be accommodated within the potential transit station areas.  Potential station areas are further analyzed and 
organized by an investment framework that prioritizes the roles of private, public, and philanthropic sectors to fund and implement 
transit oriented development.  
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Transit Trends

Source: Reconnecting America, 2013

‹ COMPETITION >
This map depicts the cities with rapid 
transit systems in various stages of 
planning and construction.

THE COMPETITIVE LANDSCAPE
The demand for new fixed-guideway transit, including bus and rail, is strong 
and growing all across the country. According to Reconnecting America, more 
than 721 fixed-guideway transit projects from around the country were in various 
stages of the transit planning process in 2013, representing a 78+ year backlog 
of projects, at current federal funding levels. The already competitive landscape 
of federal transit funding will intensify favoring initiatives that are cost-effective 
and which leverage transit investment with supportive land use policies to spur 
regional economic development.

Among those communities that have fixed-guideway transit systems in place or 
in planning are the regions Central Indiana competes with every day for jobs and 
economic development: Charlotte, Cincinnati, Cleveland, Columbus, Louisville, 
Minneapolis, Nashville, Pittsburgh and Raleigh; all of which have commuter, 
light rail or bus rapid transit systems in operation or final planning. Without a 
functional transit system, the Indianapolis region risks a growing competitiveness 
gap among its peers. 

These peer communities, and others, have evolved to see transit as more than a 
transportation utility, beyond improved mobility, and the associated environmental 
and productivity benefits. Successful transit regions have also used transit as a 
strategic framework to guide growth, levering public investment in infrastructure 
as an engine for regional economic development. 

Part of the shift is market-driven. Demographic changes and shifting lifestyles 
are leading to greater demand for development that is walkable, higher density, 
mixed-use and transit-served. To both ends of the demographic spectrum, 
Millennials and Baby Boomers, place and connectivity matter. Quality transit 
service can support both generations, and is becoming an important factor in 
location decisions for both people and businesses looking for talent. 

Part of the shift is fiscally-driven. Brought into focus by the recession, many 
communities are now struggling to maintain costly infrastructure and public 
services amid declining tax revenues. Dealing with the effects of inefficient land 
use and sprawling development patterns, local governments have to both reduce 
costs of public services while increasing the yield of tax revenues per acre. 

Transit can provide a market-driven growth management strategy. Land use is 
intensified to provide a density and mix of residential, retail and office places 
which yield more revenue per acre to local government. Such places are also 
more cost-effective to provide with infrastructure and public services. And, if 
designed and developed appropriately, these places to live and work can meet 
demand from a significant and growing segment of the marketplace. 
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TOD Demand

UNDERSTANDING DEMAND
Demographic changes, economic trends and shifting lifestyles are leading to 
greater demand for development that is walkable, higher density, mixed-use and 
transit-served. These trends are present in communities nationally, including 
Indianapolis. 

CONSUMER PREFERENCE FOR HIGHER DENSITY HOUSING
IN MIXED-USE DISTRICTS

A series of recent national surveys have shown that consumer preferences are 
changing in line with demographic shifts.1 To test the alignment of these national 
trends with Central Indiana residents, the Indianapolis MPO and Metropolitan 
Indianapolis Board of Realtors (MIBOR), conducted a region-wide study to 
discover what factors residents consider most important when making their 
housing decisions, what their future aspirations are related to housing and how 
satisfied they are with their communities and overall quality of life.2 Among the 
findings:

•	 Fewer than half of all residents are living in their preferred type of community. 
When respondents were asked about the location in which they currently live 
(rural, small town, downtown city, etc.) and subsequently asked about their 
ideal location, just 43 percent of respondents gave the same response to 
both questions.

•	 Demand is high for downtown living, small town settings, rural living and 
suburban neighborhoods that have a mix of housing and business. When 
asked about ideal community, the biggest discrepancy between where 
people currently live and would ideally live were found in these community 
types.

SUPPLY - DEMAND IMBALANCE 

The same national surveys showed remarkable concurrence about preferences 
for housing types; approximately 60 percent of Americans want single-family 
detached homes and about 40 percent want attached homes.3 In Central Indiana, 
the preference for single-family detached is higher, at 72 percent. Yet, about 90 
percent of all new homes built in Central Indiana are single-family detached, 
primarily suburban, housing-only subdivisions where residents are dependent on 
an automobile to fulfill daily needs despite the fact that only 15 percent of Central 
Indiana residents prefer to live in those kinds of neighborhoods. 

While a majority of households will desire single-family detached homes, 
more diverse housing choices could potentially fulfill the other 30 percent to 
40 percent of the market. The current regional supply of nearly 40,000 single-
family detached lots represents a more than adequate backlog to serve the 70 
percent demand.4 In contrast, current demand for attached housing in mixed-
use districts is under-served in Central Indiana, and that demand is projected to 
increase with demographic changes over the next 20 years.

1 	 Arthur C. Nelson, Robert Charles Lesser and Company (RCLCO), National Association of Realtors (NAR)	
2 	 Metropolitan Indianapolis Board of Realtors (MIBOR) and the Indianapolis Metropolitan Planning Organization (IMPO), 

Community Preference Survey Executive Summary, March 2013
3 	 Arthur C. Nelson, Robert Charles Lesser and Company (RCLCO), National Association of Realtors (NAR)
4 	 Metrostudy, October 2013

‹ WHAT IS TOD? >
TOD = Transit Oriented Development 
(TOD) is a term used to describe land use 
and real estate development that occurs 
around stations along a transit line, but 
TOD is more than that. It describes a 
fundamental set of objectives that can 
be achieved through integrated transit 
planning, development, urban design, 
infrastructure improvements, and 
reinvestment.

‹ TRANSIT ADJACENT >
Transit adjacent development 
describes development that occurs at 
stations, but that does not follow the 
principles of good TOD.

‹ TRANSIT READY >
Transit ready development 
describes development that has the 
characteristics inherent to TOD (e.g., 
higher density, walkable, mixed-use) 
but not yet served by transit. 
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DECLINING HOMEOWNERSHIP RATES 

Central Indiana’s homeownership rate peaked near 70 percent around 2000, 
but several factors are now driving those rates down.5 One- and two-person 
households comprised 58 percent of the region in 1990, but they are projected to 
grow to 68 percent of total households by 2035. The sub-prime mortgage products 
that enabled growth in homeownership between 1990 and 2005 have generally 
been eliminated, and Fannie Mae and Freddie Mac have questionable futures. 
Mortgage companies have tightened underwriting guidelines and increased down 
payment requirements, which may lock out a large portion of the next generation 
of homebuyers, Millennials.6

HOUSING + TRANSPORTATION COSTS 

Relative affordability is traditionally measured by an area’s housing costs, but new 
research by the Center for Neighborhood Technology indicates that housing and 
transportation costs are actually a better metric. With most households living in 
auto-dependent neighborhoods, over half of the region’s households are paying 
more than 45 percent of median income on housing and transportation. Transit-
rich neighborhoods, in contrast, shift transportation expense to discretionary 
household expenses, which can have greater impact on local spending. If all other 
things remain the same, households earning the median income of $53,085 could 
save approximately $8,000 each year by moving to (or becoming) a transit-rich 
neighborhood.7

HIDDEN IN PLAIN SIGHT 

In 2005, the Center for Transit Oriented Development (CTOD) published Hidden in 
Plain Sight, a study of the 4,000 half-mile station areas along fixed-guideway transit 
corridors in the United States.8 CTOD found that about six million households were 
already located within a half-mile of a fixed guideway transit station, and that more 
than 14.6 million, or about one-quarter, of total households will favor transit-
served housing by 2025.9 Hidden in Plain Sight also analyzed demographics in each 
of the station areas to profile the most likely groups of people to live around transit. 
Considering these findings with research on housing preferences,10 four groups 
emerged as potential TOD residents: transit-dependent households, seniors with 
limited mobility, Baby Boomers, and Millennials.

NUMBER OF BABY BOOMERS + MILLENNIALS VS. OTHER REGIONS

Baby Boomers and Millennials account for 52 percent of the population in Central 
Indiana, which is comparable to peer regions that are pursuing mass transit 
initiatives. Considering absolute numbers, Indianapolis has more Millennials and 
Baby Boomer residents with a statistical preference for transit than many of its 
peer regions, including Austin, Nashville, Charlotte and Jacksonville.

5 	 U.S. Census Bureau, 2000
6 	 According to recent studies, Millennials are the most educated generation ever, but also the poorest generation since the 

Great Depression, carrying significant debt and little savings or liquid assets.
7 	 Center for Neighborhood Technology defines “auto-dependent neighborhoods” as areas where the average household 

spends greater than 25 percent of their income on transportation costs. Conversely, households in “transit-rich 
neighborhoods” spend less than 15 percent of the area median income on transportation costs.

8 	 Center for Transit-Oriented Development (CTOD)
9 	 By 2025, this demand will account for 25 percent of all U.S. households.
10 	 NAR 2011, Nelson 2011, RCLCO 2008

DEMAND FOR TOD
Shifting Demographics

‹ MODE NEUTRAL >
TOD is often associated with rail transit 
and streetcars, but studies show that 
TOD can occur for many different modes 
of transit, including bus rapid transit. 
More important than mode, it is the 
quality, frequency, and reliability of the 
transit service as well as destinations 
that determine the success of a transit 

system.

‹ CONNECTIONS >
TOD connects transit networks and 
the places where people, live, work, 
shop, learn, and play to give the market 

housing and transportation choices.
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(1) TRANSIT DEPENDENT HOUSEHOLDS 

Households earning less than $25,000 a year, which statistically have limited 
access to a personal vehicle, are categorized as transit-dependent households. 
On average, about 40 percent of riders on U.S. transit systems earn less than 
$25,000 a year, but 70 percent of IndyGo riders meet this income threshold.11

(2) SENIORS WITH LIMITED MOBILITY 

Mobility becomes a greater issue as people age, and many seniors find themselves 
dependent on public transportation. A Transportation for America study called 
Aging in Place, Stuck Without Options (2011) measured seniors’ access to transit, 
and Indianapolis ranked 7th worst among 46 metro areas of one to three million 
people, leaving 79 percent of seniors with poor access to transit.

(3) BABY BOOMERS 

The first Baby Boomers turned 65 in 2011, and the number of people turning 65 
in Central Indiana each year will skyrocket over the next 10 to 15 years. The 78 
million Baby Boomers account for about 27 percent of the nation’s population, 
and about 26 percent of Central Indiana (390,000 residents). About 60 percent 
of seniors will change housing type between the ages of 65 and 85, and surveys 
indicate that Baby Boomers want “safe urbanism,” walkability, and proximity to 
“third places,” which are inherent in TOD.12

(4) MILLENNIALS 

Millennials, also known as the Echoboomers or Gen Y, are the largest and 
most educated generation in history, but also the most economically depressed 
since the Great Depression. The 81 million Millennial Americans account for 27 
percent of the national population, and 415,000 account for 27 percent of Central 
Indiana’s population. Serving, housing, and employing Millennials will dominate 
the economy for the next 20 years. Based on surveys, 77 percent of Millennials 
prefer to live in an urban core, and most prefer dense, walkable neighborhoods 
with transit and proximity to jobs.13

11	 Faulk, Dagney, Hicks, Michael, and Kroll, Kevin. Public Transportation in Indiana. Ball State Univeristy Center for 
Business and Economic Research, 2013.

12 	 “Safe urbanism” means in a city with proximity to cultural amenities, but also in a safe neighborhood. “Third places” are 
places to spend time outside of work or home.

13 	 RCLCO 2008

 4 MARKET SEGMENTS
With a Transit Preference
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DEMAND FOR TOD
Projections: 2010 to 2040

CONSUMER PREFERENCES IN CENTRAL INDIANA

In addition to demographic trends, consumer preferences are also changing. A 
2012 survey of 1,502 adults in Central Indiana (defined for the study as Boone, 
Brown, Hamilton, Hancock, Hendricks, Johnson, Marion, Montgomery, Morgan 
and Shelby counties) assessed the housing and neighborhood preferences of 
consumers. Among the findings, in a home purchase decision:

•	 72 percent prefer to live in a single-family detached home

•	 15 percent prefer to live in a suburban neighborhood with only houses

•	 57 percent weight the neighborhood, including nearby shops and amenities, 
over the size and features of the home itself in a home purchase decision

•	 48 percent prefer to live in a neighborhood that has a mix of houses, stores, 
and other businesses that are walkable

•	 36 percent prefer houses that are built closer together on smaller lots where 
it is easy to get to everything in the community

•	 45 percent prefer a neighborhood where houses are built close together on 
smaller lots with a shorter commute to work

While 72 percent of the households in Central Indiana prefer single-family 
detached homes, only 15 percent prefer suburban, housing-only subdivisions. 
Yet, approximately 90 percent of all new homes built in Central Indiana are 
single-family detached, primarily suburban, housing-only subdivisions where 
residents are dependent on an automobile to fulfill daily needs. 

More diverse housing choices could potentially fulfill demand from a significant 
segment of the market. Current demand for attached housing in mixed-use 
districts is under-served in Central Indiana, and that demand is projected to 
increase with demographic changes over the next 20 years. Baby Boomers and 
Millennials represent the two largest age cohorts in U.S. history. Baby Boomers 
have been and Millennials will continue to be the primary drivers of the economy, 
including housing. These two segments also have in common a strong preference 
for higher density homes in mixed-use, walkable communities, which are often 
associated with TOD.
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‹ MPO-MIBOR SURVEY 
RESULTS >

Neighborhood Type	 Currently	 Prefer
	 Live	 to Live

Downtown	 2%	 6%

City-Residential Area	 23%	 9%

Suburb-Mixed Use	 19%	 29%

Suburb-Housing Only	 29%	 15%

Small Town	 10%	 15%

Rural Area	 14%	 23%1 

1	 Metropolitan Indianapolis Board of Realtors and the 
Indianapolis Metropolitan Planning Organization, 
Community Preference Survey Executive Summary, 
March 2013



ESTIMATING DEMAND

To provide a high-level estimate of the potential demand for TOD in the region, Greenstreet compared the estimated 
households, employment and population in 2010 with projections for 2040, which is based on the 2010 Census and forecasts by 
the Indianapolis MPO from a variety of demographic and economic trend data. While the forecasts considered the counties of 
Boone, Hamilton, Hancock, Hendricks, Johnson, Madison, Marion, Morgan, and Shelby, Greenstreet’s focus was on the three 
counties which include the planned rapid transit corridors: Hamilton, Johnson, and Marion. 

To determine the preference for detached vs. attached housing among the estimated 2010 housing units, Greenstreet 
referenced the 2012 Central Indiana consumer preference survey which indicated a preference for attached housing as follows: 
Hamilton (21 percent); Johnson (23 percent); and Marion (33 percent). In recognition of the maturity of the Millennials and 
Baby Boomer age cohorts, which will have significant implications on housing, Greenstreet estimates a slight shift in attached 
housing preference percent by 2040 as follows: Hamilton (25 percent); Johnson (27 percent); and Marion (37 percent). These 
assumptions are conservative when compared to national surveys of nearly 40 percent of adult consumers indicating a current 
preference for attached housing.

The resulting change in demand is then factored according to neighborhood preference. Based on the 2012 Central Indiana 
consumer survey, 48 percent of regional households prefer to live in a neighborhood that has a mix of houses and stores and 
other businesses that are walkable. Marion County households show a higher preference of 54 percent, while Hamilton County 
(48 percent) and Johnson County (41 percent) are lower.

The analysis of potential demand for mixed-use, walkable, attached households estimates market demand for approximately 
35,000 to 53,000 housing units, which could be located within ½ mile of a transit station. This range represents approximately 20 
percent to 30 percent of the overall household change of 175,000 new households projected in Hamilton, Johnson, and Marion 

‹ CENTRAL INDIANA >
Proposed transit authorization legislation 
includes Hamilton, Marion, and Johnson 
Counties.

HAMILTON

MARION

JOHNSON

counties from 2010 to 2014. However, the household change accommodated 
in mixed-use walkable, attached households varies by county: Marion (35.5 
percent); Hamilton (14.1 percent); and Johnson (13.6 percent). 

Of the three counties, Marion County is projected to capture about 51 percent 
of the total demand for mixed-use, walkable, attached households, followed 
by 36 percent in Hamilton County, and 13 percent in Johnson County. However, 
because Marion County is the most urban in character, has greater consumer 
preference toward TOD, and is planned to have the most transit stations within 
the Indy Connect plan, the Marion County capture of the regional demand could 
be higher than the 51 percent. This will depend on the local land use policies, 
demographics, and the private sector’s ability to deliver product in in response 
to market demand.

The Indianapolis MPO projects growth of approximately 633,000 people, 249,000 
jobs and 282,000 households from 2010 to 2040 in the region defined as Boone, 
Hamilton, Hancock, Hendricks, Johnson, Madison, Marion, Morgan, and Shelby 
counties. To inform the regional long-term transportation plan, the Indianapolis 
MPO has projected the location of population, employment and household change 
by transportation analysis zones, which is a unit of geography most commonly 
used in conventional transportation planning models. The following maps show 
the location of projected population and employment change in relation to the 
planned transit corridors, with darker areas generally showing greater potential 
for transit oriented development as well.
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12,751 Unit 
Demand for Mixed 
Use, Walkable, 
Attached Units in 
Hamilton County by 
2040

X

X

X =

POTENTIAL DEMAND for Higher Density, Mixed-Use, Walkable Places - HAMILTON COUNTY:

99,860 
estimated HH 
in Hamilton 

County 20101

190,139 
projected HH 
in Hamilton 

County 20401

21 percent 
Preference 

for Attached 
Product2

25 percent 
Preference 

for Attached 
Product2

Change in 
Demand

26,564 HH3

48 percent 
Neighborhood 

Preference4

NOTES:

1.	 Household (HH) estimates and projections are from the Indianapolis MPO for Hamilton County

2.	 Based on December 2012 survey of consumers in Hamilton County; increased to 25 percent in 2040 to reflect increased demand from 
Millenials and Baby Boomers

3.	 Difference in 2010 and 2040 housing units

4.	 Based on December 2012 survey of consumers in Hamilton County; percentage of the market that would prefer to live within walking 
distance of shopping, employment and other services

source: Indianapolis MPO; U.S. Census Bureau; MIBOR; Greenstreet Ltd.

POTENTIAL DEMAND for Higher Density, Mixed-Use, Walkable Places - MARION COUNTY:

DEMAND FOR TOD
Projections: 2010 to 2040

18,082 Unit 
Demand for Mixed 
Use, Walkable, 
Attached Units in 
Marion County by 
2040

X

X

X =

366,176 
estimated 

HH in Marion 
County 20101

417,088 
projected HH 

in Marion 
County 20401

33 percent 
Preference 

for Attached 
Product2

37 percent 
Preference 

for Attached 
Product2

Change in 
Demand

33,484 HH3

54 percent 
Neighborhood 

Preference4

NOTES:

1.	 Household (HH) estimates and projections are from the Indianapolis MPO for Marion County

2.	 Based on December 2012 survey of consumers in Marion County; increased to 37 percent in 2040 to reflect increased demand from 
Millenials and Baby Boomers

3.	 Difference in 2010 and 2040 housing units

4.	 Based on December 2012 survey of consumers in Marion County; percentage of the market that would prefer to live within walking 
distance of shopping, employment and other services

source: Indianapolis MPO; U.S. Census Bureau; MIBOR; Greenstreet Ltd.
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POTENTIAL DEMAND for Higher Density, Mixed-Use, Walkable Places - JOHNSON COUNTY:

HAMILTON, MARION, JOHNSON COUNTIES - 2010-2040:

35,000 estimated HH

DEMAND FOR TOD
Projections: 2010 to 2040

X

X

X =

NOTES:

1.	 Household (HH) estimates and projections are from the Indianapolis MPO for Johnson County

2.	 Based on December 2012 survey of consumers in Johnson County; increased to 27 percent in 2040 to reflect increased demand from 
Millenials and Baby Boomers

3.	 Difference in 2010 and 2040 housing units

4.	 Based on December 2012 survey of consumers in Johnson County; percentage of the market that would prefer to live within walking 
distance of shopping, employment and other services

source: Indianapolis MPO; U.S. Census Bureau; MIBOR; Greenstreet Ltd.

52,708 
estimated HH 

in Johnson 
County 20101

86,934 
projected HH 
in in Johnson 
County 20401

23 percent 
Preference 

for Attached 
Product2

27 percent 
Preference 

for Attached 
Product2

Change in 
Demand

11,349 HH3

41 percent 
Neighborhood 

Preference4

Low-Potential 
Demand:

Mid-Potential 
Demand:

High-Potential 
Demand:

44,000 estimated HH

53,000 estimated HH

20.0 percent of Total 
Demand

25.1 percent of Total 
Demand

30.3 percent of Total 
Demand

source: Indianapolis MPO; U.S. Census Bureau; MIBOR; Greenstreet Ltd.

4,653 Unit Demand 
for Mixed Use, 
Walkable, Attached 
Units in Johnson 
County by 2040

35,000 to 53,000 
Unit Demand 
for Mixed Use, 
Walkable, Attached 
Units in Hamilton, 
Marion, and 
Johnson Counties 
by 2040
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FUTURE EMPLOYMENT DENSITY 
2040 Projections 

Projections provided by Indianapolis 
MPO

Source: Indianapolis MPO

‹ LEGEND >
2040 Employment Density (per square mile)
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FUTURE POPULATION DENSITY 
2040 Projections

Projections provided by Indianapolis 
MPO

Source: Indianapolis MPO

‹ LEGEND >
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RED LINE TOD STRATEGIC PLAN

TOD Potential

TRANSIT IS A MARKET ENHANCER,
NOT A MARKET MAKER 
Research indicates that transit alone will not lead to redevelopment if the 
fundamentals necessary to support market-based real estate investment are not 
present. However, in areas with strong market fundamentals, transit can enhance 
the viability of real estate investment and development. This is especially true in 
“cooler” market locations, such as Indianapolis, where public investment may be 
necessary to catalyze private sector investment. This is why transit is considered 
a market enhancer, but not a market maker by itself. 

Different neighborhoods will be more or less prepared for TOD depending on 
the existing conditions of their street and sidewalk network, the location and 
density of people and jobs, and other factors. Some station areas will have a 
strong commercial core near the transit platform. Some station areas will be 
primarily residential areas and some will be primarily employment-based. Some 
areas will be mixed-use and some will only serve a transportation function, such 
as park and ride. To avoid cannibalization - where stations in close proximity are 
competing against each other for the same real estate demand - each station 
area must be planned strategically within the context of the corridor as well as 
the regional system.

MEASURING TOD POTENTIAL
Two indices measure the two important aspects of an area’s TOD potential. TOD 
READINESS considers the more physical features of a potential station area, 
such as infrastructure, while MARKET STRENGTH measures the market 
characteristics which support TOD.

Factor 1: TOD Readiness

The TOD Readiness rating includes variables that are quantitative, objective 
measures of an area’s physical readiness for transit oriented development. These 
measure features of an area that are either expensive or impractical to change.

Factor 2: Market Strength

The Market Strength rating is a measure of the current real estate market’s 
ability to support transit oriented development. A number of TOD market-related 
factors are organized into tiers based on impact and permanence, and an area’s 
final TOD Market Strength Rating is determined by the weighted average of each 
score.

TOD POTENTIAL  |  13



RED LINE TOD STRATEGIC PLAN

1 	 EMPLOYMENT DENSITY

	 Employment density has a strong correlation with TOD and transit ridership. Employment data is based on 2010 U.S. 
Census figures by block, adjusted to 1/2-mile station areas using the prescribed FTA data collection methodology and 
compared with Existing Land Use criteria.

2 	 EMPLOYMENT DENSITY WITH TRANSIT PREFERENCE

	 Certain employment sectors have a stronger tendency to locate near transit which can drive TOD and transit ridership. 
Employment data is based on 2010 U.S. Census figures by block, adjusted to 1/2-mile station areas using the prescribed 
FTA data collection methodology and compared with Existing Land Use criteria.

3 	 POPULATION PER SQUARE MILE

	 Population density figures are based on 2010 U.S. Census figures by block, adjusted to 1/2-mile station areas using the 
prescribed FTA data collection methodology and compared with Existing Land Use criteria.

4 	 GROSS RESIDENTIAL DENSITY

	 Gross residential density is based on 2010 U.S. Census figures by block, adjusted to 1/2-mile station areas using the 
prescribed FTA data collection methodology and compared with Existing Land Use criteria.

5	 RESIDENTIAL VACANCY RATE

	 Percentage of dwelling units within 1/2-mile of the station area that were listed as vacant in the 2005-2009 American 
Community Survey.

6 	 SIDEWALK TO STREET RATIO

	 This data comes from the percent of total road frontage that has existing sidewalks based on 2010 Indianapolis MPO data.

7 	 INTERSECTIONS PER SQUARE MILE

	 A common measure of walkability and connectivity, intersections per square mile is based on data from Street Smart Walk 
Score®.

8 	 AVERAGE BLOCK LENGTH

	 Based on data from Street Smart Walk Score®, average block length can be affected by very large parcels, or the pattern 
of development. Shorter blocks improve pedestrian access and walkability. 

9 	 PHYSICAL BARRIERS

	 An assessment of the physical barriers (rivers, streams, large non-conducive land uses, highways, elevation changes) to 
development and connectivity within a station area.

Potential station areas were analyzed using a composite of a TOD Readiness rating and a Market Strength rating, based on the 
variables below.

METHODOLOGY 
Definitions of Variables

14  |  TOD POTENTIAL
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10 	 WALK SCORE®

	 Walk Score® measures the “walkability” or rather proximity to common services and amenities, in addition to other useful 
factors.

11 	 RETAIL SALES

	 The total sales of retailers within 1/2-mile walk shed.

12 	 PERCENTAGE OF BABY BOOMERS AND MILLENNIALS

	 The percentage of the population that falls into the category of either “Baby Boomers” or “Millennials” are based on 2010 
U.S. Census figures by block, adjusted to 1/2-mile station areas using the prescribed FTA data collection methodology and 
compared with regional average of 52 percent.

13 	 MEDIAN HOUSEHOLD INCOME

	 The median income for households within 1/2-mile of the transit station.

14 	 AVERAGE RENT

	 The average rent for occupied housing within 1/2-mile of the station area.

15 	 MEDIAN HOME VALUE

	 The median value of occupied homes within 1/2-mile of the station area.

16 	 DISTANCE TO CBD

	 Proximity to the central business district (CBD) strongly correlates with public transportation use and TOD.

17 	 HOUSING + TRANSPORTATION AFFORDABILITY

	 The Center for Neighborhood Technology’s Housing and Transportation (H+T®) Affordability Index measures the affordability 
of a census block by factoring not just housing costs, but also the place- and location-driven transportation costs.

18	 LAND ASSEMBLY

	 Based on an assessment of the opportunity for land within 1/2-mile of the station area to be acquired and aggregated for 
new development and redevelopment.

19 	 MAJOR TRIP GENERATORS

	 Major trip generators are locations that can generate over 5,000 visitors in a day, at least once per year. These can include 
airports, large shopping malls, hotels, major entertainment and sports venues and convention centers.

METHODOLOGY 
Definitions of Variables

TOD POTENTIAL  |  15



TOD Potential
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This heat map shows the composite 
scores for each node studied along the 
Red, Blue, Purple, and Green Line routes. 
Strong areas are highlighted in warmer 
colors. All 19 variables were weighted 
in the “Variables for Determinig TOD 
Potentional” table on the following page 
and totalled for the composite score.
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RED LINE TOD STRATEGIC PLAN

METHODOLOGY 
Red Line TOD Potential Scoring

The study area for the Red Line corridor centered around Madison Avenue, Meridian Street, Capitol Avenue/Illinois Street, and 
College Avenue through Marion County, plus the cities of Carmel and Greenwood. The study assessed land use and market 
characteristics of the region and the proposed corridors in relation to each other using a methodology based on research and 
approaches developed by the Center for Transit Oriented Development (CTOD).

The Phase I potential station scoring process analyzes various data for regional market dynamics and land use characteristics 
to assess the potential for TOD within the Central Indiana region. Nine variables were studied at 321 nodes to determine how 
the nodes relate within a given corridor, and how the corridors relate to each other within the region. Since many nodes were 
studied within close relation to each other, a quarter-mile radius was used to avoid overlap.

The Phase II analysis evaluates half-mile radius nodes at key intersections along the proposed Red, Blue, Purple, and Green 
Lines, encompassing several potential alignments starting at the core of downtown Indianapolis. A total of 129 nodes are 
assessed: 47 on the Red Line, 32 on the Blue Line, 32 on the Purple Line, and 18 on the Green Line. Nineteen variables are 
weighted on a scale of 1 to 10 according to the relative impact as a driver for TOD Readiness and Market Strength. Generally, the 
highest weighted variables address the demographic and market characteristics of the area, followed by physical conditions.

In the Station Area Information Sheets chapter, a composite score is provided for each node as calculated from the nineteen 
weighted variables. This score is a sum of each variable’s score (1-5), multiplied by the weight of that given variable, some of 
which are a measure of “Market Strength,” and some of which are a measure of “TOD Readiness.” The raw composite scores 
originally range from 66 - 330, so 65 is subtracted from all composite scores for an adjusted range of 1 - 265. The adjusted 
composite scores for the Red Line nodes range from 68 to 242.

For the heat map, composite scores are classified into eight categories, ranging from relatively no TOD potential to the highest 
TOD potential, to show the range of scores and the relative strength of TOD opportunities across all corridors. A score of less 
than 80 indicates that there is very little TOD potential. Areas with strong TOD potential are those that scored 110 or more.

VARIABLE	 WEIGHT
1.	 Employment Density*	 10
2.	 Employment Density with Transit Preference	 10
3.	 Population per Square Mile	 6
4.	 Gross Residential Density	 4
5.	 Residential Vacancy Rate	 2
6.	 Sidewalk to Street Ratio	 3
7.	 Intersections per Square Mile	 3
8.	 Average Block Length	 2
9.	 Physical Barriers	 2 
10.	 Walk Score	 5

VARIABLE	 WEIGHT
11.	 Retail Sales	 2
12.	 Percentage of Boomers + Millennials	 4
13.	 Median Household Income	 1
14.	 Average Rent	 1
15.	 Median Home Value	 1
16.	 Distance to CBD	 3
17.	 Housing + Transportation Affordability™	 3
18.	 Land Assembly	 3
19.	 Major Trip Generators	 1

Variables for Determining TOD Potential:

* Estimating employment density for this study used InfoUSA data, provided by the Indianapolis MPO. A second source, Dun & Bradstreet was used for quality control, to 
check for discrepancies. There were significant differences in these employment estimations for some stations, which are noted in the appendix.

Source: Greenstreet Ltd. and Anderson + Bohlander, LLC
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TOD POTENTIAL
Red Line

© 2014 Greenstreet Ltd. All rights reserved. May not be copied in part or in whole.

‹ Red Line >
Between downtown Indianapolis and 
Carmel’s City Center, the Red Line has 
many areas of strong TOD potential. The 
strongest inner-city corridors originate 
in the Indianapolis CBD and run north 
along Capitol Avenue, Illinois Street, or 
Meridian Street. Both south, and north of 
I-65 scored well in the analysis, as well as 
Broad Ripple.

South of downtown Indianapolis, the 
Red Line alternatives have more limited 
areas of strong TOD potential, along a 
single, dominant route. The TOD analysis 
reinforced the recommended alternative 
with robust TOD potential. The areas 
around Eli Lilly and Company, Fountain 
Square, University of Indianapolis, and 
Greenwood Park Mall all scored well in 
the analysis.
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RED LINE SUMMARY 
For TOD Potential

‹ SUMMARY >
The TOD Potential Analysis revealed stronger and weaker areas along alternative routes. A few segments with 
multiple alternatives needed to be narrowed down for a recommended alternative, and the TOD Potential Analysis 
informed the recommendations. 

RED LINE: NORTH

Between downtown Indianapolis and Carmel’s City Center, the Red Line has many areas of strong TOD potential. The strongest 
inner-city corridors originate in the Indianapolis CBD and run north along Capitol Avenue, Illinois Street, or Meridian Street. Both 
south, and north, of I-65 scored well in the analysis, as well as Broad Ripple, and areas near Carmel’s City Center and Pennsylvania 
Street office corridor.

Midtown Variation: 16th Street to 38th Street The two options connecting Methodist Hospital at 16th Street and Illinois Street 
to 38th Street, Capitol Avenue/Illinois Street, and Meridian Street, had similar scoring. Due to close proximity of the alternatives, 
similar strengths in TOD Readiness and job densities keep these alternatives very competitive. TOD Potential slightly favors Meridian 
Street, which has been chosen for further study.

Midtown Variation: 22nd Street to 30th Street A route alternative along College Avenue for this segment under performed by 
a wide margin, with little market strength at 22nd Street and College Avenue. Therefore this segment was eliminated from further 
study.

Midtown Variation: 30th Street to 38th Street This segment of College Avenue also underperformed when compared to the 
intersections at 30th Street and Meridian Street or Capitol Avenue/Illinois Street. Therefore this route alternative was eliminated 
from further study.  It is also important to serve the 38th Street corridor, which scores very well at College Avenue, Central Avenue, 
and Meridian Street.

North Variation: 86th Street to 106th Street Starting north on College Avenue, and ending on the Pennsylvania Street business 
corridor in Carmel, two route alternatives were considered, College Avenue and Meridian Street. With only one viable stop 
on Meridian Street, which scores very low, an opportunity to serve a minor job cluster would be missed. The College Avenue/
Pennsylvania Parkway alternative scored much better, and was chosen for further study. 

RED LINE: SOUTH

South of downtown Indianapolis, the Red Line alternatives have more limited areas of strong TOD potential, along a single, dominant 
route. The TOD analysis reinforced the recommended alternative with robust TOD potential. The areas around Eli Lilly and Company, 
Fountain Square, University of Indianapolis, and Greenwood Park Mall all scored well in the analysis.

South Variation 1: From Stop 11 to Main Street At the southern end of the Red Line, a split was proposed for service to alternate 
between a Madison Avenue terminus, and another on Emerson Avenue to reach St. Francis Hospital. However, TOD potential does 
not support the Stop 11/Emerson Avenue route since the residential density and job density are relatively low outside of the hospital.

South Variation 2: Transit Center to Southern Avenue There were two primary options to connect the Downtown Transit Center 
with Garfield Park: via Pennsylvania Street/Delaware Street and Madison Avenue, or Virginia Avenue and Shelby Street through 
Fountain Square. The Pennsylvania Street/Delaware Street/Madison Avenue alternative scored well north of I-70, but scored poorly 
along Madison Avenue. The Virginia Avenue/Shelby Street alternative also scores well near downtown and Eli Lilly and Company, 
but also outside of the freeway loop in Fountain Square. Beyond stronger TOD potential, important externalities also discount 
the Pennsylvania Street/Delaware Street/Madison Avenue alternative. Management of Banker’s Life Fieldhouse strongly opposed 
operations in front of Banker’s Life Fieldhouse, due to incompatibility with special events and current congestion. Furthermore, 
Madison Avenue is a restricted-access, below-grade roadway for the 1.5 mile stretch between Terrace Avenue and Pleasant Run 
Parkway, leaving no opportunity for TOD.

A route alternative on Virginia that would more specifically serve Eli Lilly and Company at East Street and Merrill Street was 
considered, but later eliminated from further study.

TOD POTENTIAL  |  19



RED LINE TOD STRATEGIC PLAN20  |  TOD POTENTIAL



TOD Investment

TRANSIT INFRASTRUCTURE VS.
TRANSIT-SUPPORTIVE INFRASTRUCTURE
Transportation infrastructure, whether highways or mass transit, is expensive. 
Beyond the cost of the transit system itself, leveraging a future transit system by 
improving access to transit facilities and fostering transit oriented development, 
requires supplementary investment in transit-supportive infrastructure.

According to the Center for Transit Oriented Development, case studies have 
shown that investment in transit-supportive infrastructure (i.e., amenities, 
sidewalks and bikeways, infrastructure enhancements, project development 
subsidies, etc.) can be $.50 to $1.00 for every $1.00 invested in the transit system 
itself (i.e., right-of-way acquisition and development, transit vehicles, platforms 
and stations, storage and maintenance facilities, etc.).

‹ WORK TOGETHER >
“Local governments and developers 
need to work together as this discussion 
moves forward to ensure that zoning 
ordinances and local land use policies 
are supportive of the potential future 
transit oriented development and 
establish the appropriate groundwork 
for its success.”

~ Central Indiana Transit Task Force, 
2011‹ TRANSIT INFRASTRUCTURE >

Right-of-way acquisition + vehicles + platforms + station facilities + 
maintenance and storage facilities...

‹ TRANSIT SUPPORTIVE INFRASTRUCTURE >
Public amenities + infrastructure enhancement + pedestrian 
connections + catalyst projects...
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Understanding
TOD Investment

22  |  TOD INVESTMENT RED LINE TOD STRATEGIC PLAN

‹ THE MARKET >
Transit alone will not overcome a 

weak real estate market.

Station areas have to be chosen 
strategically, planned, and 

designed correctly for economic 
development to occur.

NECESSARY PUBLIC INFRASTRUCTURE FOR TOD 

Many of the benefits from TOD, including higher property values related to the 
increased connectivity from transit, also rely on the range of place making 
investments necessary to create a walkable neighborhood. This includes good 
sidewalks, street trees, public plazas and parks, and, to the extent possible, a 
district offering goods and services catering to people’s daily needs. In examining 
station area improvements along a variety of transit lines, case studies have 
shown that for every $1 invested in transit infrastructure, local communities 
need to invest an additional $0.50 to $1 to develop pedestrian connections and 
other transit supportive infrastructure improvements. While these costs can 
vary depending on the condition of the area and the need for utilities and other 
infrastructure that might be necessary to support higher density development, 
communities should be prepared to make their own investments in and around 
station areas beyond what a regional or even local transit provider is already 
contributing.

Not all transit station locations are the same - development will 
vary from station to station.

LEVERAGING TRANSIT

To capture existing and future development opportunities with limited resources, 
the TOD program must be strategic when targeting and investing in station 
areas and corridors. While there is a general need for regional coordination of 
infrastructure planning, finding adequate funding to provide transit-supportive 
infrastructure will be critical. Public, private, non-governmental and philanthropic 
sources, each providing unique access to networks and resources can play a part, 
but these roles have to be coordinated and investments prioritized.

To help leverage transit oriented development and increase travel by transit, 
walking and bicycling, a TOD Investment Framework can inform land use policy 
and station area investment priorities. The TOD Investment Framework charts 
station areas on a spectrum of both the Market Strength and TOD Readiness 
indices, with the intersection of these two scores determining the investment 
strategy: Infill + Enhance; Catalyze + Connect; Plan + Partner. This construct was 
conceived by the Center for Transit Oriented Development, and has been applied 
in transit planning for systems in Baltimore, Denver and Portland, among others.
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Sidewalks (in brown) and pathways, such as 
bike routes (in green) are a major piece of public 
infrastructure that help in catalyze private 
development by making transit stations accessible.

A connected street network (white) is important. 
Highly disconnected street networks often exist 
in suburban residential areas and urban areas 
that have barriers such as highways and railways. 
Efforts must be taken to enhance or create 
connections for transit stations to be viable.

Existing market conditions matter, as does public infrastructure such as sidewalks, bicycles routes and a highly connected 
street grid. 

An important determinant of the success of transit and TOD is connections to sidewalks and bikeways which encourage many more people 
to walk or bike to transit and neighborhood destinations. For illustrative purposes, a study of the Green Line revealed a varied quality of 
pedestrian access among potential station areas within Marion County. Defined by the percentage of sidewalk facilities within a ½ mile 
radius of the station area, pedestrian access ranged from 23 percent to 87 percent. 
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(2) - CATALYZE + CONNECT
These station areas offer some physical and market foundation for supporting 
transit oriented development, and are characterized by either strong urban form 
with limited Market Strength, or limited urban form with more robust Market 
Strength. Projects that help catalyze future private development, and increase 
activity levels through density and/or urban amenities are appropriate (e.g., 
parks, plazas and public buildings). There is also an opportunity to work with local 
jurisdictions to identify placemaking and infrastructure needs to enhance the 
pedestrian orientation of the street network and provide better connectivity for all 
modes. These areas need projects to catalyze private development and increase 
activity, which is an important role for the public sector.
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(1) - PLAN + PARTNER
These station areas are not currently ripe for direct TOD investments, since they 
generally don’t have the physical features or Market Strength to support major 
private investment. Given their transit accessibility, however, these areas are 
ideally suited for station area planning and technical assistance for development 
implementation (e.g., visioning and planning for station areas, establishing a BID). 
These areas can be an important focus for the non-profit and philanthropic sectors, 
to lay a groundwork for public and private sector investment to follow.
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(3) - INFILL + ENHANCE
These station areas are the most “TOD ready,” and are generally characterized 
by good urban form, pedestrian and bicycle connectivity, and medium to strong 
Market Strength. Given the relative strength of these areas, TOD investments 
should leverage significantly higher residential and/or employment densities, 
demonstration projects, urban living amenities (e.g. restaurants, shops), and/ or 
workforce housing. They are the most appropriate locations for significant infill 
development and are primarily the focus of the private sector.

THREE CATEGORIES OF TOD POTENTIAL
A station-area’s overall TOD Potential is measured by charting the two indices of TOD 
Readiness and Market Strength. These measurements are shown in the matrices 
below and can be used to determine what investment strategy is appropriate for 
a given station. The three strategy options for a station area include: (1) Plan + 
Partner, (2) Catalyze + Connect, and (3) Infill + Enhance.
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MOST READY 
FOR TOD

LEAST READY 
FOR TOD

NEARLY READY 
FOR TOD

TOD Investment Framework
Integrating TOD Readiness and Market Strength
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< CATALYZE + CONNECT NODES >
COLLEGE AVENUE (4-11)
The neighborhoods south of Broad Ripple 
have slowly lost population, and have older, 
mostly single family housing stock. Infill and 
more housing options would complement 
the strong commercial nodes in the area, 
further increasing market fundamentals.

Corridor Overview
TOD Investment Framework Scoring

This corridor has the strongest market for TOD overall, with significant potential for public investment leverage. The longest 
stretch of strong TOD potential occurs north of downtown to 16th Street. Catalyze + Connect areas that are best positioned 
for public investment include Illinois Street at 30th Street, near the Children’s Museum, and 38th Street; and many nodes on 
College Avenue south of Broad Ripple.

Each node is plotted on the matrix below by TOD Readiness (Y Axis) 
and Market Strength (X Axis)

Source: urbanindy.com

College/96th	 121	 19
College/86th	 91	 19
College/71st	 35	 24
College/67th	 83	 30
College/Br. Ripple	 151	 44
College/Kessler	 92	 39
College/54th	 99	 35
College/52nd	 106	 40
College/46th	 81	 41
College/42nd	 73	 36
38th/Park	 118	 32
Meridian/38th	 108	 39
Meridian/34th	 153	 42
Meridian/30th	 124	 49
Meridian/Fall Creek	 112	 48
Meridian/22nd	 152	 54
Meridian/18th	 170	 59
Capitol/18th	 137	 41

1	
2	
3	
4	
5	
6	
7	
8	
9	
10	
11	
12	
13	
14	
15
16
17
18

19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36

Capitol/14th	 154	 51
Capitol/9th	 171	 48
Capitol/Vermont	 192	 53
Capitol/Washington	 171	 44
Transit Center	 163	 59
Virginia/New Jersey	 164	 51
Virginia/College	 114	 55
Virginia/Prospect	 118	 54
Shelby/Pl. Run	 110	 30
Shelby/Raymond	 88	 44
Shelby/Southern	 74	 44
Shelby/Troy	 67	 37
Shelby/Hanna	 110	 32
Madison/Thompson	 74	 29
Madison/Edgewood	 53	 19
Madison/Southport	 80	 33
Madison/Stop11	 131	 30
Madison/GWP Mall	 106	 32

#	 Node	 MS	 TR #	 Node	 MS	 TR

Note: The Market Strength (MS) scores, which ranged from 50 - 250, were adjusted to 1 - 201 
by subtracting 49. TOD Readiness (TR), which ranged from 16 - 80, were adjusted to 1 - 65 by 
subtracting 15.

Infill + Enhance
Catalyze + Connect
Plan + Partner

MARKET STRENGTH (MS)
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UNIVERSITY OF INDIANAPOLIS (30)

This growing university is well placed to 
become an even stronger anchor for the 
south side of Indianapolis. Dense infill 
near the intersection of Hanna Avenue and 
Shelby Street can improve the sense of 
place by providing some university oriented 
retail options, housing, and possible shared 
uses with the university.
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TOD Investment Framework 

The TOD Investment Program for Plan + Partner stations should support planning efforts, 
stakeholder connections, and improvements to underlying TOD market conditions.
•	 These areas currently lack many of the key market and physical features needed to ensure full leverage of public 

investments

•	 Due to the low-return nature of investments in infrastructure, CDC, non-governmental and philanthropic funding 
sources will be more efficient than public or private investments

•	 New investment and increased activity can move Plan + Partner communities up to Catalyze + Connect

Action Steps
•	 Long range planning is needed to ensure that the full potential of the transit investment can be realized in the future

•	 Key stakeholders should participate in station area and corridor planning efforts

•	 Connect local governments with other entities who may be able to help fund infrastructure needs

The TOD Investment Program for Catalyze + Connect stations should strengthen underlying 
market conditions with catalyst projects, subsidize targeted projects, and bolster placemaking.
•	 These areas offer some physical and/or TOD market foundations for transit oriented development, but are not yet able 

to achieve TOD character due to shortcomings in their current TOD market and/or physical context

•	 These are key areas for targeted public investment to catalyze TOD growth

Action Steps
•	 Key stakeholders should work with local and regional jurisdictions to develop infrastructure that improves walkability 

and provides better connectivity

•	 Target public investments in projects that help attract private development, increase density, and make these 
communities more desirable places to live and work

•	 TOD-supportive physical improvements and increased market activity can move Catalyze + Connect communities up to 
Infill + Enhance

The TOD Investment Program for Infill + Enhance stations should build employment and 
residential densities, including workforce housing.
•	 These areas have strong urban character including higher densities, a mix of activities, quality urban form and 

transportation options combined with moderate to stronger TOD Market Strength

•	 The most “TOD ready” transit communities.

Action Steps
•	 Key stakeholders should promote more intensive infill development and enhancement of local services and amenities

•	 Enhance placemaking through urban living infrastructure to help maximize local TOD potential and catalyze further 
private market investment
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TOD Investment Framework
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College/96th	 121	 19
College/86th	 91	 19
College/71st	 35	 24
Shelby/Troy	 67	 37
Madison/Edgewood	 53	 19

1
2
3
30
33

#	 Node	 MS	 TR

College/67th	 83	 30
College/Kessler	 92	 39
College/54th	 99	 35
College/52nd	 106	 40
College/46th	 81	 41
College/42nd	 73	 36
38th/Park	 118	 32
Meridian/38th	 108	 39
Shelby/Pl. Run	 110	 30
Shelby/Raymond	 88	 44
Shelby/Southern	 74	 44
Shelby/Hanna	 110	 32
Madison/Thompson	 74	 29
Madison/Southport	 80	 33
Madison/Stop11	 131	 30
Madison/GWP Mall	 106	 32

4
6
7
8
9
10
11
12
27
28
29
31
32
34
35
36

#	 Node	 MS	 TR

College/Br. Ripple	 151	 44
Meridian/34th	 153	 42
Meridian/30th	 124	 49
Meridian/Fall Creek	 112	 48
Meridian/22nd	 152	 54
Meridian/18th	 170	 59
Capitol/18th	 137	 41
Capitol/14th	 154	 51
Capitol/9th	 171	 48
Capitol/Vermont	 192	 53
Capitol/Washington	 171	 44
Transit Center	 163	 59
Virginia/New Jersey	 164	 51
Virginia/College	 114	 55
Virginia/Prospect	 118	 54

5
13
14
15
16
17
18
19
20
21
22
23
24
25
26

#	 Node	 MS	 TR
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TOD Affordability

PRESERVING AND ENHANCING AFFORDABILITY 
TO PROMOTE ECONOMIC MOBILITY
The introduction of rapid transit to Marion County will link not just the northern 
and southern bounds of the county, but universities and anchor institutions, 
unique and lively neighborhoods, and most importantly people to one another.  
The need to promote economic mobility, catalyze neighborhood reinvestment, and 
in support of neighborhood and Quality of Life Plans, necessitates implementing 
a strategic plan for affordable housing, mixed-income housing and mixed-use 
facilities. Though the residential market in Marion County is often touted as 
affordable compared to other national city-peers, there remains a disconnect 
between residential and employment opportunities. 

Economic mobility is of the upmost importance to both maintain and create access 
for all Indianapolis residents. The Equality of Opportunity Study, commissioned by 
Harvard University, found cities with greater economic mobility tend to have less 
segregation, less income inequality, better quality schools, greater social capital 
and more stable families. Within the study of the upward economic mobility of 
the largest 50 metropolitan areas in the U.S., Indianapolis ranked 46th of 51; the 
odds of persons in the metro region from reaching the top fifth quintile from the 
bottom fifth quintile was only 4.9%. 

Unemployment and housing cost burden are intrinsically linked to availability 
of transit; limited physical connectivity to educational opportunities, centers of 
small business development, and places of economic growth hamper the ability 
of the residential market to grow, and catalyze development. The introduction of 
the Red Line provides an opportunity to address these gaps throughout Marion 
County and strategize how current and future investments in targeted affordable 
housing development can aid in enhancing equity. 

The below sections outline available data on the current affordability of the 
housing market along the proposed Red Line, through the use of various federal, 
local and private data sources, to document both the current affordable market, 
link the market to economic opportunity and identify the affordable housing 
needs. 

This strategy, focused solely on the affordability of housing along the proposed 
Red Line, serves as an interim strategy for Marion County. This study and 
approach should be identified as an initial step to a planned, more comprehensive 
and detailed Countywide housing strategy that will outline a robust residential 
strategy across the full housing spectrum to best serve all persons choosing to 
live in Marion County. 

‹ OPPORTUNITY>
“Transportation plays a critical 
role in connecting Americans and 
communities to economic opportunity.”

~ Anthony Foxx, Secretary, U.S. 
Department of Transportation
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DIFFERENT NEIGHBORHOODS, DIFFERENT STRATEGIES
The proposed Red Line runs through a spectrum of Marion County neighborhoods, each with unique strengths and challenges. 
Utilizing data on various affordable housing investments, unemployment, and housing cost burden, four different typologies 
emerged for neighborhoods along the line that require further delineation.

In this analysis, affordability is defined as the percentage of housing units affordable to a household earning less than 80% 
of the HUD Area Median Income, and cost burden is defined as a household paying more than 30% of its income on housing.  
Both of these data sets are provided by the U.S. Department of Housing and Urban Development and are standard measures 
of affordability. 

Each of these typologies represents a different affordable housing strategy briefly identified in the below chart below.

HIGH AFFORDABILITY
LOW COST BURDEN
This typology has a healthy supply of affordable homes, and 
households have incomes to afford them.

•	 	Preserve affordability.
•	 Increase moderate income affordability.

HIGH AFFORDABILITY
HIGH COST BURDEN
This typology has a healthy supply of affordable homes, 
but households still struggle to afford them.  This typology 
acknowleges a need to address underlying economic 
opportunity and employment challenges.	

•	 	Increase economic mobility to jobs and training.

LOW AFFORDABILITY
LOW COST BURDEN
This typology has a limited supply of affordable homes, and 
households have incomes to afford them.  This is typically 
higher income neighborhoods.

•	 	Increase extremely low, very low, and low income 
housing affordability.

LOW AFFORDABILITY
HIGH COST BURDEN
This typology has a limited supply of affordable homes, and 
households struggle to afford them.

•	 Provide subsidies to increasing housing for all incomes.
•	 Increase economic mobility to jobs and training.

Maintaining and increasing the affordable housing supply is important to increase economic opportunity and mobility for those 
families and individuals who stand most to benefit from proximity to rapid transit.  Within a half -mile of all proposed stations 
of the Red Line, there are 169,126 current jobs and four major higher educational institutions which serve as vital Anchor 
Institutions for Marion County – Indiana University Purdue University Indianapolis (IUPUI), Ivy Tech Community College of 
Indiana, University of Indianapolis, and Butler University. 

Neighborhoods experiencing high affordability, and low cost burden need to preserve affordable housing opportunities, and 
ensure that persons across the housing spectrum have access to these neighborhoods. Those neighborhoods encountering 
high affordability of housing, but high cost burden, in comparison will need to address underlying economic and employment 
challenges limiting residents to afford the housing in those neighborhoods . 

The two typologies which identify low affordability as community challenged conditions directly benefit the most from the 
construction and use of rapid transit. Neighborhoods with low affordability and low cost burden have a limited supply of 
affordable housing units. Increasing the number of units available to those under 80% AMI and preserving that affordability 
allows for those neighborhoods to directly address income inequality and help enhance social capital. 

The greatest transit oriented potential exists in neighborhoods where a lower percentage of owner units are affordable; a 
moderate percentage of renter units are affordable; and high cost burdens and high unemployment rates restrict access to 
economic mobility. Harvard University’s Equality of Economic Opportunity suggests the built environmental, through the physical 
divisions of income and segregation, impact the economic geography of Marion County, through the location of affordable housing 
to employment. Ensuring a mix of rental and homeownership opportunities supports access to greater economic mobility.

This strategy is further supported by recently completed Quality of Life Plans, which have engaged neighborhood residents to 
lead and determine community priorities. The Mid-North Quality of Life Plan, for example, outlines plans to provide new housing 
options for all ages and backgrounds and to improve transportation connectivity for those residents. Through this visioning 
process, these tenants support the strengthening of Marion County neighborhoods in promoting economic mobility access. 

Subsidies through federal, state and local resources should target the development of affordable housing to align closely with 
both the data on housing cost burden, unemployment and the visioning Quality of Life Plans. 
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Rental Affordability (Housing Supply) 
Rental Units Affordable to Households Under 80% Area Median Income

Under 26.67% (Lowest Quintile)

26.67% to 50%

50% to 66.09%

66.09% to 81.25%

More than 81.25% (Highest Quintile)

Least Affordable

Most Affordable

Source: U.S. Department of Housing and Urban Development, CPD Maps August 2015. 

1/2 Mile Distance from Red Line Station
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Owner Affordability (Housing Supply) 
Owner Units Affordable to Households Under 80% Area Median Income

Under 2.02% (Lowest Quintile)

2.02% to 12.63%

12.63% to 24.11%

24.11% to 38.06%

More than 38.06% (Highest Quintile)

Least Affordable

Most Affordable

Source: U.S. Department of Housing and Urban Development, CPD Maps August 2015. 

1/2 Mile Distance from Red Line Station

32  |  TOD AFFORDABILITY RED LINE TOD STRATEGIC PLAN



Housing Cost Burden (Housing Demand)
Households Paying More than 30% Income for Housing

Under 23.46% (Lowest Quartile)

23.46% to 32.52%

32.52% to 43.27%

More than 43.27% (Highest Quartile)

Least Burden

Most Burden

Source: U.S. Department of Housing and Urban Development, CPD Maps August 2015. 

1/2 Mile Distance from Red Line Station
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Unemployment (Economic Mobility Need)
 

Under 5.19% (Lowest Quartile)

5.19% to 8.32%

8.32% to 13.06%

More than 13.06% (Highest Quartile)

Lowest Unemployment

Highest Unemployment

Source: U.S. Department of Housing and Urban Development, CPD Maps August 2015. 

1/2 Mile Distance from Red Line Station
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Affordable Housing Supply Today 

Housing supply, household income, and economic opportunity are intrinsically linked,  demonstratingthe potential of transit 
oriented development to improve economic mobility within Marion County, especially in neighborhoods experiencing low 
affordability and low cost burden, or those experiencing low affordability and high cost burden.

To determine the current legally-restricted affordable housing inventory throughout Marion County, multiple affordable housing 
initiatives including programs through the HUD (Section 202, Multifamily, Public Housing, and the HOME Investment Partnership 
Program Grant); Low Income Housing Tax Credits (LIHTC); and non-profit developers were mapped and analyzed.. In this 
analysis, affordable units were defined as rental units serving persons 60% of the Area Median Income (AMI). Data indicated 
approximately 15% of all affordable units in Marion County were within half a mile radius of the proposed of the Red Line. 

TODAY’S PRIMARY AFFORDABILITY TOOLS
The HOME Investment Partnership Program is a HUD grant which provides grants to fund a wide range of activities including 
building, buying and/or rehabilitation affordable housing for rent or homeownership or providing direct rental assistance to 
low-income people. 

Merchants Affordable Housing Corporation is a 501c3 which develops affordable housing units.

The HUD Section 202 Program provides finances the construction, rehabilitation or acquisition of structures to serve as 
supportive housing for very low-income elderly persons, and provides rent subsidies for projects to help make them affordable.

Project-based Section 8 are a component of public housing agencies (PHA) housing choice voucher program. A PHA can 
attached up to 20 percent of its voucher assistance to specific housing units.

Low Income Housing tax Credits (LIHTC) gives states the authority to issue tax credits for the acquisition, rehabilitation or new 
construction of rental housing targeted to  lower-income households. 

Public housing provides decent and safe rental housing for eligible low-income families, the elderly and persons with disabilities. 
Public housing comes in all sizes and types, from scattered single family houses, to high rise apartments. 
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Source: 	  
1U.S. Department of Housing and Urban Development, CPD Maps August 2015. 
2City of Indianapolis Department of Metropolitan Development, August 2015.
3Merchants Affordable Housing Corporation, July 2015. 

Dot size varies by number of units restricted to households 
earning less than 60% HUD Area Median Income.

1/2 Mile Distance from Red Line Station

Affordable Housing Supply Today 
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DMD Investment Priorities
Focusing Affordable Investments

The Sustainable Communities Program, a federal grant program created in partnership between HUD, the U.S. Department 
of Transportation (DOT) and the Environmental Protection Agency (EPA), developed six livability principles to support locally 
led-collaborative efforts to aid in determining how to target housing economic and workforce development and infrastructure 
investments.  

These principles, coupled with strategies outlined by Quality of Life Plans, were integrated into Marion County’s HUD Entitlement 
Grants Request for Proposal priorities. Since 2014, the Department of Metropolitan Development (DMD) has targeted these 
investments specifically through the Community Development Block Grant (CDBG) and the HOME Investment Partnership 
Program to encourage improved accessibility to transit oriented development along the Red Line, principally for households at 
or below 80% AMI.  These priorities for housing, economic, and infrastructure development -identified as Development, Access, 
Neighborhood and Capacity priorities include the following:

AUGMENTATION OF TRANSPORTATION 
CHOICES

Promoting of the use of, and access to current and 
proposed transportation options, with a preference for 
projects within half-mile of proposed transit stations.

LINKED RESIDENTIAL +  COMMERCIAL 
CORRIDORS

Supporting the revitalization of lower-income 
communities, including mixed-income, mixed-use 
developments in neighborhoods where both small locally-
owned businesses and low to moderate income residents 
exist.

DEVELOPMENT OF HEALTHY +  SAFE 
COMMUNITIES

Creating housing to support built environments that 
enhance community health through provision of and 
access to public amenities.

COMPREHENSIVE REVITALIZATION 
STRATEGIES

Supporting and implementing a multi-faceted 
redevelopment approach, to integrate other neighborhood 
stabilization programs, private market activity and 
promising trends, linking multiple activities strategically 
into a comprehensive effort.

SUPPORT OF VIBRANT COMMUNITIES

Demonstrating the project enhances the character and 
history of the neighborhood, supports existing revitalization 
development plans, strengthens the physical texture of the 
neighborhood and creates new residential and commercial 
opportunities.

COORDINATED AND LEVERAGED INVESTMENTS

Aligning policies and projects through the synchronization 
of federal funds with public and private funding streams 
and partnerships with Anchor Institutions to enhance the 
financial feasibility and provide cost-effective measures to 
projects within the neighborhood.  

Funding through these various programs have been used to rehabilitate or newly construct affordable rental housing for both 
seniors and families; provide owner occupied rehab; promote accessibility to waterways; and enhance public green space. These 
funding sources, coordinated with other federal grants, such as the Continuum of Care,  local grants such as the Housing Trust 
Fund, and local economic development-oriented , such as Tax Increment Financing underline the current affordable housing 
financing toolkit available for the County and nonprofit and private partners. The technical assistance provided through DOTs 
Ladders Step Transportation Empowerment Pilot will provide additional tools to encourage greater economic mobility through 
the emphasis of community transportation projects to revitalize, connect and enhance access to economically and physically 
distressed neighborhoods through the development ofreliable transportation. 
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Exploring New Tools 
Focusing Affordable Investments

TOD FUND
In addition to prioritization of federal community development investments, DMD is exploring the feasibility of establishing a 
dedicated, privately-capitalized transit oriented development fund.  This fund, modelled after Denver’s Urban Land Conservancy 
model, would invest in affordable housing and community benefit amenities supported by neighborhoods.  

The diversification of funding and engagement, and the focused affordable housing objectives, identified through the federal 
Sustainable Communities program, influenced by locally driven processes, and implemented through Marion County will 
continue to shape and direct affordable housing development along the Red Line and throughout the County.  
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RED LINE TOD STRATEGIC PLAN

THE IMPORTANCE TO FUNDING
Planning for future transit stations is an important activity. Millions of dollars 
will be invested in the creation of a transit system and planning for land use and 
economic development changes can assist in leveraging that investment.

TOD - THE ROUTE AND THE REGION

There is significant competing information available on the topic of transit 
oriented development (TOD) in national and local publications. The information 
in this section is intended to help assist municipalities and local communities to 
begin to write updates to comprehensive plans and zoning ordinances, as well as 
to discuss local development projects. 

These recommended steps and principles for planning the location of transit 
stations are intended to be universal, regardless on the transit line’s route, 
primary goal or vehicle technology used, whether it be bus, heavy rail, or light 
rail.

Transit may not be built for a period of time, which allows municipalities and 
communities time to update plans for TOD stations in the interim. For the 
greatest benefit, land use policy should be supportive of transit when operation 
begins to effectively leverage investments.

Connected and walkable TOD stations require measures beyond the current 
auto-oriented zoning and planned-unit development practices that are common 
to the Central Indiana region. TOD requires coordinated efforts across individual 
property lines.

TOD Planning
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Regional Needs 
Station-Area Planning

Planning for TOD starts at the regional level. The interconnections of transportation 
and land use patterns highlight the need for a regional perspective in the strategic 
deployment of resources to assist in the creation of TOD opportunities. The 
following actions represent best practices for regional planning regarding TOD.

ASSIGN A PRIMARY ROLE TO EACH TRANSIT LINE
Every transit line should have a primary goal, such as providing an option to 
commuter congestion, adding incentives to future development, or providing 
routes to improve mobility across the community. Different priorities will be 
placed on development, depending on the primary goal of the transit line. Each 
line, however, is capable of supporting transit oriented development at stations, 
depending on station locations. Knowing the primary role can help planners and 
leaders prioritize various levels of investment in transit lines and station areas.

REDUCE VEHICLE MILES TRAVELED
Minimizing the number of vehicle miles traveled (VMT) in a region can improve 
air quality and public health. VMT can be reduced by providing access to transit, 
reducing traffic congestion, encouraging car-pooling, and incentivizing people to 
work closer to home.

COORDINATE DEVELOPMENT
Requiring connected streets and sidewalks between individual parcels and 
development projects as well as planning for mixed land uses encourages 
efficient neighborhoods with good circulation.

CULTIVATE TOD EXPERTISE
Educating existing real estate developers and recruiting new developers in higher 
density, mixed-use projects in urban and suburban settings is a must to build a 
pool of qualified builders and investors.

FOSTER STAKEHOLDER AND COMMUNITY INVOLVEMENT
Provide education opportunities to the public; state, regional and local agencies; 
brokers; developers; community development corporations; non-profits; 
philanthropic organizations; and employers regarding land use and transportation 
planning.

PRESERVE OPEN SPACES
Prime farmland and forest preservation, watershed management, and other 
policies encourage more concentrated development. When development is 
concentrated, it is more supportive of transit.

The Indianapolis Metropolitan Planning 
Area is shown above. Planning for TOD 
starts at the regional level

BOONE
COUNTY

HENDRICKS
COUNTY

MORGAN
COUNTY

HAMILTON
COUNTY

JOHNSON
COUNTY

MARION
COUNTY

SHELBY
COUNTY

HANCOCK
COUNTY

MADISON
COUNTY

INDIANAPOLIS URBANIZED AREA

INDIANAPOLIS METROPOLITAN PLANNING AREA

ANDERSON METROPOLITAN PLANNING AREA

‹ REGIONAL PLANNING>
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Corridor Needs
Station-Area Planning

Deciding where stations should be located along a proposed corridor is a 
complicated task that includes hundreds of inputs. There are likely to be many 
municipalities, regional and local agencies, as well as local neighborhood 
organizations, involved in the process.

MAXIMIZE RIDERSHIP
Boost transit ridership by committing to incentivize higher density, urban 
residential and commercial development as well as increasing employment 
opportunities within a 1/2-mile of station areas.

CHOOSE STATIONS THAT CONNECT PEOPLE TO JOBS
People often live in different areas than they work. Choose transit alignments 
that connect existing employment and residential areas or that otherwise provide 
development opportunities. 

BALANCE LOCAL DESIRES AND REGIONAL NEEDS
Many neighborhood groups strongly desire a transit station. However, overall 
regional objectives effect the actual decision on where stations are located. It is 
important to manage local expectations and imperative to focus on the success 
of the system as a whole.

IMPROVE DEVELOPMENT PATTERNS
Utilizing transit oriented development concepts may help improve regional 
development patterns and reduce the negative impacts of sprawl.

WORK WITH THE REAL ESTATE MARKET
Understanding and working with the real estate market at each station, in 
regards to timing, sequencing, land uses, and intensity, will help to maximize 
development at transit stations.

FOCUS DEVELOPMENT ON FREQUENT ROUTES
Locate urban TODs and higher-density development on transit lines with a high 
frequency of transit service of 15 minutes or less at peak operating time.

FOCUS DEVELOPMENT ON CONNECTED AREAS
Place transit stations at locations with a highly connected street grid or retrofit 
station areas to have a highly connected street grid.

LIMIT PARK-N-RIDES TO ENDS OF LINES WHEN POSSIBLE
Limit stations with little possibility for mixed-use development, such as park and 
ride lots, to the end of major transit lines. 

‹ LOCATION >
Deciding where stations 
should by located along a 
transit line is complicated and 
involves many factors.
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‹ CONNECT THE GRID >
Connecting missing links in an urban 
roadway grid makes neighborhoods 
easier to navigate and stations more 
accessible.

‹ SUBURBAN LINKS >
Providing new connections in surburban 
developments allows easier access 
through previously disconnected areas.

STREET AND SIDEWALK PATTERNS ARE CRITICAL
Transit oriented development (TOD) provides an opportunity to enhance neighborhood 
connectivity in older parts of a municipality and an opportunity to create new connectivity 
in areas that have been isolated in the past. Great TOD neighborhoods are those that 
deliberately respond to how users will not only live, work and play, but how they will move, 
transfer and travel within the overall community. 

TAKE ADVANTAGE OF EXISTING AND PLANNED AMENITIES
Capitalize and leverage existing and planned pedestrian and bicycle connections when 
committing resources to TOD activities. Reference the Indianapolis MPO’s Pedestrian and 
Bicycle Planning Documents.

PROVIDE CONNECTED STREETS
In addition to being pedestrian-friendly, the local street system should be logical and 
highly connected. Blocks should be short in length, 300-400 feet, if possible. Pedestrians 
and drivers should not be forced onto arterial streets, but allowed to take self-determined 
routes through neighborhoods.

PROVIDE DIRECT SIDEWALKS
If it is expected that transit riders will reduce vehicle miles traveled, sidewalks along 
a connected street system must be provided and they must to be in good condition. In 
addition, there should be walks and paths that connect across significant barriers such as 
parks, large parking lots, and separated subdivisions.

REDUCE THE AMOUNT OF SURFACE PARKING
Reducing parking requirements, setting parking maximums rather than minimums and 
giving credit for on-street parking to developers can help reduce surface parking at station 
areas. Substituting parking garages for surface parking lots is encouraged at key locations 
when feasible. Employ the use of transportation demand management strategies and 
parking management systems to avoid wasted, expensive parking spaces.

Neighborhood Level Needs 
Station-Area Design
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Station Area Needs
Focus Areas

Once a station area has been located along a corridor and in a neighborhood, the process of focusing development strategies and 
prioritizing where to allocate limited resources becomes more acute. While it is commonly thought that a transit line running 
through a neighborhood will quickly change the location’s real estate market fundamentals, research indicates otherwise. 
Municipalities must be strategic about building on current development activities and trends - in addition to understanding how 
transit can help improve the marketplace for high quality development. The following guidelines are helpful:

TOD AREA SIZE

TOD can occur at a variety of scales. Large scale redevelopment projects, located on 10-20 acre aggregations of property can 
make a tremendous impact, yet take years to develop. Smaller projects, which may be as small as a single lot, can also be 
critical to overall station area success and should not be discounted.

THE PRIMARY FOCUS AREA

The Primary Focus Area for TOD should be roughly the 1/4-mile radius surrounding an existing or proposed transit stop. This 
distance provides a roughly 5-minute walk to the transit stop - if there is a highly connected local street pattern. Within this 
area, there can be a significant mix of housing, jobs, and public space. However, not all transit stations will have the same mix 
of land uses. Some stations will be primarily residential while others might have a stronger commercial focus.

THE CORE COMMERCIAL AREA

Within the Primary Focus Area, there should be a Core Commercial Area. This is the area where density is most concentrated. 
There are exceptions to this rule. Some station areas will occur in existing neighborhoods that may dictate that a strong 
commercial node is several blocks away from the actual station. If this is the case, it likely will remain after transit is created. 
The challenge in these situations is to connect the two areas in an effective and comfortable manner.

THE SECONDARY FOCUS AREA

The Secondary Focus Area lies within the 1/2-mile radius surrounding the transit station and is outside the Primary Focus 
Area. This area is a 10-minute walk to the transit stop - if there is direct access by local streets. Lower-intensity uses, including 
single-family housing, schools, larger businesses and larger parks/open spaces should generally be located in the Secondary 
Focus Area or beyond.

LET THE MARKET WORK, ESPECIALLY COMMERCIAL USES

Commercial land uses should be discouraged in the secondary focus area if the primary focus area is not reaching its 
commercial potential. Not every station will have this condition. As mentioned above, certain neighborhoods will have existing 
commercial development that will continue after transit occurs and those areas might be located in the Secondary Focus Area.

1/2 - MILE WALK

1/4 - MILE WALK

1 - LOCATE THE STATION

2 - CORE DEVELOPMENT AREA

3 - PRIMARY FOCUS AREA

4 - SECONDARY FOCUS AREA
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During the last 50+ years, land planning activities have generally segmented uses and users into categories of residential, 
retail, office and others that are located in seperate areas. This segmentation creates a limited portfolio of users for transit 
station locations. To be successful, transit stations need a mix of uses and users. Land Use policy at transit station areas cannot 
be an afterthought. It is imperative to unlock the economic development potential of the transit system. Key principles of best 
practice land use policy include:

PROVIDE MIXED-USE AREAS AND MIXED USE BUILDINGS

Mixing land uses along streets is a good planning practice, yet providing mixed-use buildings is most effective in creating 
walkable environments. Work and employment related development, coupled with residential users and others create a mix 
of people that are likely to activate and environment for longer durations. There may be a minimum planning standard that 
requires at 50 employees per acre in Primary Focus Areas, when appropriate.

HOUSING DENSITY SHOULD INCREASE PROPORTIONATELY WITH TRANSIT INVESTMENT

There should be a mix of housing densities and unit types within the Primary Focus Area. Some suggested average densities 
are: 7 units per net acre along frequent or local bus routes, 15 units per net acre along bus-rapid-transit routes, and 25+ units 
per net acre along dedicated rights-of-way for rail or bus. Additionally, an average minimum density of 5 to 10 units per net acre 
in the secondary focus area, is suggested.

A MIX OF HOUSING TYPES AND COSTS

Promote a mix of housing types: small-lot, single-family (some with ancillary dwelling units), townhouses, duplexes, apartments 
and condominiums. There should be offerings for both owner- and renter-occupied living. There should also be a mix of housing 
costs: market-rate, workforce and affordable housing.

PROVIDE REQUIRED DRAINAGE AS AN OPEN SPACE AMENITY

It is necessary to capture stormwater drainage on-site at transit station areas to avoid polluting local water bodies. Instead of 
creating large drainage ponds, stormwater should be captured in multiple, smaller green spaces that provide public amenities 
throughout the area. Land is critical and large drainage ponds should be avoided.

DISCOURAGE CAR-ONLY USES

Discourage or otherwise prohibit uses that rely solely on automobile trips, such as gas stations, car washes, storage facilities, 
motels, or low-intensity industrial uses, or any other such use that is not likely to contribute to the pedestrian environment. 
These facilities should be located outside the primary focus area to the extent possible.

T3   
SUB-URBAN ON
TRANSIT CORRIDOR T4   GENERAL URBAN IN 

COMMUTER TOWN T4     
GENERAL URBAN IN 

 CITY T5      
URBAN CENTER /
MAIN STREET IN
COMMUTER TOWN

T5   
URBAN CENTER /
CORRIDOR IN 

 CITY CENTER
T6  

 URBAN CORE IN
 CITY CENTER 
   

Image Courtesy of the TOD Transect from Hank Dittmar with Laura Pinzon, PFBE, and CTOD

DENSITY VISUALIZED

This diagram visualizes the increase 
in building scale recommended near 
stations.

Station Area Needs
Mixed Uses and Building Types
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The planning of land uses near station areas is a critical part of obtaining maximum benefits from the investment in transit 
services. Land use planning, however, must also give consideration to the urban design environment that a user will experience 
in the area. Areas must provide an attractive environment that compels people to move their homes and business to that 
location. Adjacent developments be coordinated for maximum benefit. Best practice urban design criteria for TOD include:

PUBLIC SPACES AS THE FOCUS OF BUILDING ORIENTATION AND VIEWS

Streets should have views of public buildings, parks, and/or natural features, where possible. Designing buildings to front along 
public spaces and streets draws as many users as possible into contact with one another. The public spaces should rarely be 
elevated or sunken, or disconnected from the street network, to ensure ease of access, safety and high visibility.

SHORT BLOCKS ARE EASIER TO WALK

Design or retrofit existing blocks so that they are short (approximately 300 feet) with frequent cross streets and dispersing of 
vehicular traffic.

HAVE ACTIVE GROUNDFLOORS ALONG SIDEWALKS

Site buildings so that they address the street and sidewalk. Sidewalk width should vary between 6 to 20 feet depending on the 
amount of anticipated pedestrian traffic. Buildings should have active ground-floor uses, when possible. Secondary entrances 
and off-street parking should be located at the rear of the building(s). 

BUILDING SCALE AND AESTHETICS

It is important to avoid wide streets that are lined with short buildings. Street-oriented buildings should have a minimum 
height-to-width ratio of 3:1. Single-story buildings are discouraged. There should be as many windows and doors at the street 
level as possible to avoid dull, blank walls. Where blank walls are unavoidable, the walls should use sruface details, plantings, 
or paint or artwork to add interest. 

AUTHENTICITY AND CONTEXT

Each station area likely has existing buildings or a natural environment. Incorporating the existing appearance or context of a 
place is helpful in retaining authentic and distinctive developments. For instance, if an existing place has abandoned warehouse 
buildings or a large stand of woods, these may become a feature of redevelopment schemes.

PROVIDE SHORTER 
BLOCK LENGTHS

This diagram, originally developed by 
Jane Jacobs, illustrates the concept 
that shorter blocks allow for multiple 
routes to a destination.

Station Area Needs
Urban Design Criteria
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TOD Typologies

CBD	 (Central Business District Stations) 
Located in the Regional Center with the region’s highest density and largest 
concentration of employment. Development opportunities include dense infill 
and redevelopment, office, mixed-use, cultural and civic institutions and a focus 
on enhanced placemaking and livability.

DC	 (District Center Stations) 
Located at the center of regionally significant districts with several blocks of retail 
or office at their core. Development opportunities include infill and redevelopment, 
dense residential, employment near transit stations, neighborhood retail and a 
focus on walkability and placemaking.

WN	 (Walkable Neighborhood Stations) 
Located in well-established, walkable, primarily residential neighborhoods, with 
a small amount of retail and office at the intersection nearest the station, or 
the potential for it. Development opportunities include projects that improve 
neighborhood stability and encourage transit use.

CC	 (Commercial Center Stations) 
Varying types of commercial developments, from large strip centers to shopping 
malls, along arterial corridors. Development opportunities vary from redevelopment 
into mixed-use, walkable patterns to multi-family residential infill development.

ACC	 (Access) 
Areas that have important transit functions, such as connections to local bus 
routes, access to circulators, or large boarding counts. Development opportunities 
may include services and amenities for commuters and park and ride facilities.

REG	 (Regional Office Park or Campus Stations) 
Areas with large employers in multi-story office buildings, hospitals and/or 
university campus facilities. Development opportunities include expanding 
employment, enhancing pedestrian and bicycle access and student or other 
specialized high-density residential centers.

TOD TYPOLOGIES FOR CENTRAL INDIANA ‹ ASPIRATIONAL >
Typologies are intended to be 
aspirational. They describe the land 
use, scale and character of a place 
based on context, rather than market 
strength.

GUIDING FUTURE DEVELOPMENT
TOD Typologies are concerned with the area beyond the station platform. They 
are the systematic classification or arrangement of types of places according 
to their common characteristics. Typologies are mode-neutral - they will be the 
same for light rail as they are for bus rapid transit. They are created to help guide 
the planning of areas within a 1/4-1/2 mile around transit stations.

MANY INTENTS AND PURPOSES: 
•	 To provide a tool for the public sector to attract desired private development
•	 To be aspirational and based on form rather than strong or weak market conditions
•	 To guide investment strategies to maximize development potential
•	 To align stakeholder expectations and create a common language
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DESCRIPTION +
DESIRED LAND USE MIX

DESIRED HOUSING 
TYPES

COMMERCIAL / 
EMPLOYMENT 

TYPES

PROPOSED 
SCALE / 
DENSITY

PEDESTRIAN 
+ VEHICULAR 

ACCESS

TRANSIT 
SYSTEM 

FUNCTION 

CBD
CENTRAL BUSINESS 

DISTRICT

THE MOST DENSE CORE OF THE CITY 
WITH HIGH-RISE BUILDINGS + ACTIVE 

PUBLIC SPACES

Mix of office, entertainment, civic, retail, 
active public space and residential is 

desired

Off-street parking should be avoided

High-density mixed-
use and multi-family

Residential density:
>25 du/acre

Prime office spaces, 
with some retail + 

shopping

Commercial FAR >10

Buildings: 5+ 
stories, with 

taller structures 
encouraged

Station site <1 acre

Pedestrian access:
12-foot+ 

contiguous 
sidewalks

Vehicular access:
Major + Minor 

arterials

Large to Medium-
sized multi-modal 

stations 

Major regional 
destinations with 

high quality feeder 
bus connections

DC
DISTRICT CENTER

WALKABLE AREAS OF MULTIPLE CITY 
BLOCKS, SERVING AS CULTURAL + 
COMMERCIAL HUBS FOR MULTIPLE 

NEIGHBORHOODS

Mix of office, retail, entertainment, and 
residential with higher densities at center 

desired

Off-street parking is discouraged and 
should be limited to garages

Mixed-use and multi-
family at center with 

single-family attached 
and detached beyond

Residential density 
>15 du/acre

Limited office (less 
than 250,000 square 

feet), and some 
retail (more than 

50,000 square feet)

Commercial FAR 
>2.5

Buildings: 3+ 
stories

Station site ½ - 2 
acres; more if part 
of master planned 

project

Pedestrian access:
 8-foot+ 

contiguous 
sidewalks

Vehicular access:
Minor arterial + 
Urban collector

Medium-sized 
multi-modal 

stations with small 
park-n-ride, if any

Connections to 
local bus service + 

circulators

CC
COM

M
ERCIAL 

CENTER

A RANGE OF COMMERCIAL TYPES - AGING 
TO NEW STRIP COMMERCIAL + OFFICE, 

SHOPPING MALLS +  BIG BOX

Conversion of commercial centers to 
walkable developments - growing density 
of commercial and residential infill with 

enhanced walkability is desired

Existing surface parking is often abundant 
and should be reduced or consolidated to 

allow for new development

Clusters of multi-
family, with some 

single-family attached 
+ detached

Residential density 
>15 du/acre

Mix between local 
and commuter-
serving retail, 

provided there is no 
more than 50,000 

square feet

Commercial FAR >4

Buildings: 2+ 
stories, heights 

vary widely

Station site 
varies; 2-6 acres 

depending on 
parking needs and 

configuration

Pedestrian access: 
Added connections 

are critical 

Vehicular access:
Major arterials

Medium capture 
stations for in-

bound commuters 
with large park-

n-ride

Regional 
destinations with 

circulator and 
express feeder bus

W
N

W
ALKABLE

NEIGHBORHOOD

WALKABLE AREAS THAT ARE PRIMARILY 
RESIDENTIAL, BUT MAY HAVE A 

COMMERCIAL NODE OF ONE TO TWO CITY 
BLOCKS

Mix of uses at station with stabilized 
residential beyond is desired 

Off-street parking is discouraged and 
should be limited to garages

Primarily small lot 
single-family attached 

or detached, with 
some mixed-use and 
multi-family at center

Residential density   > 
8 du/acre

Neighborhood retail, 
but no more than 
50,000 square feet

Commercial FAR 
N/A

Buildings: 2-3 
stories; more if 

neighborhoods are 
amenable

Station site ½ - 1 
acre

Pedestrian access:
 6-foot+ 

contiguous 
sidewalks

Vehicular access:
Urban collector + 

Local Road

Small basic 
stations with very 
small park-n-ride, 

if any

Local bus service 
connections

REG
REGIONAL CAM

PUS / 
OFFICE PARK

OFFICE PARKS, UNIVERSITIES, 
INSTITUTIONAL OR MEDICAL CAMPUSES 

OR LARGE APARTMENT COMMUNITIES

Infill development with increased walkability 
and varied land uses is desired

Existing surface parking is often abundant 
and should be reduced or consolidated to 

allow for new development

Clusters of high-
density multi-family 

at center, with 
single-family attached 

beyond

Residential density  
varies - clustered at 

>25 du/acre

High-density 
office or medical 

+ educational 
buildings with some 

mixed-use retail

Commercial FAR 
Varies

Buildings: heights 
vary widely

Station site varies

Pedestrian access: 
Contiguous 
walks and 

trails - enhance 
connections

Vehicular access:
Major + Minor 

arterials

Large to Medium-
sized multi-modal 
stations with large 

park-n-ride

Regional 
destinations with 

circulator and 
express feeder bus

ACC
ACCESS

STATIONS THAT ARE PRIMARILY 
BASED ON TRANSIT ACCESS, SUCH AS 

TRANSFERS AND FREQUENT BOARDINGS

Future potential to become Commercial 
Center Typology stations. Suburban zoning 

and parking is discouraged to maintain land 
for future development.

Future goal - see 
Commercial Center

Future goal - see 
Commercial Center

Buildings: 
Future goal - see 

Commercial 
Center

Station site 5+ 
acres

Pedestrian access: 
Added connections 

are critical 

Vehicular access:
Major arterials + 

Highways

Largest capture 
stations for in-

bound commuters 
with largest park-

n-ride

Connections to 
circulator and 

express feeder bus

TOD TYPOLOGY MATRIX 
Defining Characteristics
The matrix below gives development standards for station areas based on the desire for their future land use, not based on current 
land use or existing market conditions. These standards are generalizations and there is flexibility within each typology. Parking 
maximums are encouraged to replace parking minimums as parking should be minimzed in TOD areas.

© 2013 Greenstreet, Ltd. and Anderson + Bohlander, LLC. All rights reserved. May not be copied in part or in whole.
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CBD
CENTRAL BUSINESS 

DISTRICT

DC
DISTRICT CENTER

CC
COM

M
ERCIAL CENTER

W
N

W
ALKABLE

NEIGHBORHOOD

REG
REGIONAL OFFICE / 

EDUCATION CAM
PUS

ACC
ACCESS

DENSE, MIXED USE 
INFILL THROUGHOUT

DENSE, MIXED-USE 
INFILL AT HEART 

OF AREA, WITH 
RESIDENTIAL BEYOND

CONVERT AUTO-BASED 
LAND INTO WALKABLE 

DEVELOPMENTS

(DEVELOPMENT NOT 
ALWAYS FOCUSED 
AROUND CENTER)

INFILL AT SMALL 
COMMERCIAL 

NODES + STABILIZE 
NEIGHBORHOODS

INFILL + IMPROVE 
CONNECTIVITY + 

PLACEMAKING

INCREASE 
CONNECTIVITY AND 

MOBILITY

(DEVELOPMENT NOT 
ALWAYS FOCUSED 
AROUND CENTER)

images courtesy of flickr.com and google maps images courtesy of flickr.com and google maps

Land Use Intensity

HI
GH

LO
W
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‹ Central Business District > 5 Stations
Capitol/9th
Capitol/Vermont
Capitol/Washington
Transit Center
Virginia/New Jersey

‹ District Center > 6 Stations
College/Broad Ripple Ave
Meridian/38th
Meridian/30th
Capitol/14th
Virginia/College
Virginia/Prospect

‹ Commercial Center > 2 Stations
Madison/Stop11
Madison/Greenwood Park Mall

‹ Regional Office Park or Campus > 4 Stations
College/96th
Meridian/Fall Creek
Capitol/18th
Shelby/Hanna

‹ Walkable Neighborhood > 12 Stations
College/Kessler
College/54th
College/52nd
College/46th
College/42nd
38th/Park
Meridian/34th
Meridian/22nd
Meridian/18th
Shelby/Raymond
Shelby/Southern
Madison/Southport

‹ Access > 6 Stations
College/86th
College/71st
College/67th
Shelby/Pleasant Run
Shelby/Troy
Madison/Thompson
Madison/Edgewood

RAYMOND ST.

TROY AVE.

HANNA AVE.

THOMPSON RD.

EDGEWOOD RD.

PROSPECT ST.

SOUTHPORT   RD.

STOP   11   RD.

GREENWOOD 
PARK MALL

MAIN   ST.

SMITH   VALLEY  RD.

SOUTHERN AVE.

MADISON   AVE.

SHELBY ST.

NEW JERSEY ST.

54TH ST.

38TH ST.

30TH ST.

9TH ST.

18TH ST.

22ND ST.

46TH ST.

BROAD RIPPLE  AVE.

 86TH ST.

 96TH ST.

GUILFORD  AVE.

RANGELINE  RD.

116TH ST.

TRANSIT CENTER

COLLEGE AVE.

MERIDIAN ST.

N COLLEGE AVE.

PENNSYLVANIA   ST.

CITY CENTER DR.

67TH ST.

MAIN ST.

CLAY TERRACE

151ST ST.

MAIN ST.

GRAND PARK

18TH   ST.

34TH   ST.

VERMONT ST.

WASHINGTON ST.

52ND ST.

FALL CREEK

PARK AVE.

71ST ST.
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A.	 IMPO / MIBOR Consumer Preference Survey

The IMPO and Metropolitan Indianapolis Board of 
REALTORS® conducted a region-wide study to discover 
what factors central Indiana residents consider most 
important when making their housing decisions, what 
their future aspirations are related to housing and how 
satisfied they are with their communities and overall 
quality of life.

B.	 Recent and Planned Development (2012-present)

Much of the data that is used in forecasting is based on 
the 2010 Census, which follows the Great Recession of 
2007-2009. To reflect more current development trends, 
Greenstreet has tracked the residential and commercial 
development projects within the Indy Connect planning 
area based on publicly announced projects.

 

Appendix
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APPENDIX - ITEM A

HOUSING PREFERENCE SURVEY

IMPO/MIBOR CENTRAL INDIANA CONSUMER PREFERENCE SURVEY 
(2012)
The IMPO and Metropolitan Indianapolis Board of REALTORS® conducted a region-wide study to 
discover what factors central Indiana residents consider most important when making their housing 
decisions, what their future aspirations are related to housing and how satisfied they are with their 
communities and overall quality of life.

EXECUTIVE SUMMARY
MARCH 2013
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March, 2013

In late 2012, the Metropolitan Indianapolis Board of REALTORS® (MIBOR) and the Indianapolis Metropolitan 
Planning Organization (MPO) teamed up to conduct a region-wide study to discover what factors central 
Indiana residents consider most important when making their housing decisions, what their future 
aspirations are related to housing and how satisfied they are with their communities and overall quality of 
life.

To our knowledge, this is the largest survey of its kind conducted in central Indiana and the only to mirror 
the comparable national survey conducted in 2011 by the National Association of REALTORS® (NAR). 
Researchers spoke to just over 1,500 central Indiana residents in Boone, Brown, Hamilton, Hancock, 
Hendricks, Johnson, Marion, Montgomery, Morgan and Shelby counties.

We feel this is an important benchmark for central Indiana’s future growth, both in terms of the types of 
communities our growing population wants and the community amenities and assets we value.  

Quality of life is defined in many ways. This survey helps provide a standard by which we can define and 
measure quality of life.  The collective goal of everyone – elected officials, planners, business interests – 
should be to look for ways to keep satisfaction with the components that make up quality of life high. We are 
encouraged by the overall findings. They provide a springboard for much thoughtful discussion. 

Further demographic and county-specific results are available upon request.

Sincerely, 

Steve Sullivan       
CEO        
Metropolitan Indianapolis Board of REALTORS®   

Sean Northup
Assistant Executive Director
Indianapolis Metropolitan Planning Organization
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3Community Preference Survey

INTRODUCTION

Central Indiana residents are happier than the average American with their quality of life. Although many say 
they’d prefer a different type of community, overall ratings for quality of life are so strong that they remain ex-
tremely satisfied. These strong numbers – indicating a stable, happy population – lay the foundation for solid 
economic growth for the region.

What drives these high ratings and what leads people to make specific housing decisions? Access to work, en-
tertainment and quality schools; the neighborhood culture and amenities; the amenities of the house; afford-
ability; and sense of place all play a role. It’s a question real estate professionals, city planners, elected leaders 
and developers must better understand in order to meet current and future resident needs.  

In order to tap into the answers, the Metropolitan Indianapolis Board of REALTORS® (MIBOR) and the India-
napolis Metropolitan Planning Organization (MPO) embarked on a region-wide study to discover what factors 
central Indiana residents consider most important when making their housing decisions, what their future 
aspirations are related to housing and how satisfied they are with their communities and overall quality of life.

When asked about overall quality of life satisfaction, the study found that central Indiana residents are satis-
fied with the amenities and qualities of their communities. Moreover, central Indiana residents are less likely 
than Americans as a whole to report that their quality of life has decreased over the last three years. When 
asked about satisfaction of specific amenities and community assets, regional and demographic differences 
arose. Additionally, a striking gap between where people currently live and where they want to live became 
evident.

The survey findings serve as a platform for the future. A central question becomes: How do we retain and 
build upon the high level of satisfaction felt among residents while accommodating the inevitable changes 
that a metro area of Indianapolis’ size will encounter? U.S. Census Bureau statistics predict the Indianapolis 
Metropolitan Statistical Area (MSA) will grow by 35 percent by 2040. 

•	 How should residents, policy makers and real estate industry professionals plan for this growth while 
taking into account what people want to retain about their communities and housing lifestyles?  

•	 Equally important, how will attitudes and behaviors need to adjust to accommodate what is ultimately 
best for a growing region to thrive?

METHODOLOGY

The following observations are based on a telephone survey among 1,502 central Indiana residents. Re-
spondents were selected based on random digit dialing to both landline and cell phones in the following 
counties: Boone, Brown, Hamilton, Hancock, Hendricks, Johnson, Marion, Montgomery, Morgan and Shelby. 
Interviews were conducted by professionally trained callers during the evenings of Dec. 12 through Dec. 19, 
2012. Counties were sampled to be proportionally representative of the region as a whole, with an oversam-
pling in smaller counties to ensure sufficient representation. Results were weighted against figures from the 
2010 Decennial Census to ensure proportional representation with respect to county, age, income and gen-
der. Based on this sample size and weighting, one can say with 95 percent confidence that the maximum 
error attributable to sampling is +/- 3.7 percent. The margin of error is larger for results based on subsets of 
respondents, such as those living within a particular county. In addition to sampling error, question word-
ing and other practical difficulties in conducting telephone surveys can introduce error or bias into these 
findings. Specially, respondents self-identified their community as a “rural” or “suburban”. Surveyors did not 
provide a uniform definition. 
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KEY FINDINGS

•	 Fewer than half of all residents are living in their preferred type of community. When respondents 
were asked about the location in which they currently live (rural, small town, downtown city, etc.) and 
subsequently asked about their ideal location, just 43 percent of respondents gave the same response to 
both questions.  

•	 Demand is high for downtown living, small town settings, rural living and suburban neighbor-
hoods that have a mix of housing and business. When asked about ideal community, the biggest 
discrepancy between where people currently live and would ideally live were found in these community 
types. 

•	 Even in the last three years of tough economic times, central Indiana residents express a notably 
more positive reaction to quality of life than Americans as a whole. According to a similarly construct-
ed National Association of REALTORS® 2011 Community Preference Survey, 35 percent of adults nation-
wide report that their quality of life has decreased over the last three years; just 22 percent of central 
Indiana residents reported the same. 

•	 Far and away, the safety of the community and level of crime are the most important consider-
ations for central Indiana residents when deciding where to live. When given a list of attributes to 
rank, respondents ranked safety, schools and affordability as their top three. 

SUMMARY OF FINDINGS

Ideal Community

In total, fewer than half of all residents are living in their preferred type of community. As noted, the ideal 
outpaces the actual in rural settings, small towns and downtown communities as well as suburban neighbor-
hoods where a mix of housing and businesses exist. 

The largest gaps exist in the urban residential and suburban houses only communities. This may suggest fur-
ther study to define those types of communities and uncover the amenities or characteristics driving the low 
ideal ratings. This may raise the question about whether we are providing the right balance of housing and 
neighborhood type to meet resident’s current and future needs. 
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Quality of Life

Most central Indiana residents report little change in their quality of life over the past three years. While 22 
percent of respondents said their quality of life has gotten better, and 23 percent said it has gotten worse, a 
majority (51 percent) reported that things have remained the same. Just 13 percent said it has gotten either 
“much better” or “much worse” (6 percent and 7 percent, respectively).

Thinking about the community in which you live, 
do you think the quality of life has gotten better, 

gotten worse or stayed the same in the past three years?

Much better               6%
Somewhat better 16%
Stayed the same            51%
Somewhat worse 16%
Much worse               7%
Unsure                           4%

Even in the last three years of tough economic times, central Indiana residents express a notably more 
positive reaction to quality of life than Americans as a whole. 
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6Community Preference Survey

Importance of Neighborhood Qualities

Respondents were asked to rate 13 neighborhood features and qualities on a scale from one to five, with 
five indicating “very important” and one being “not important at all” when deciding where to live. Far and 
away, “safety of the community and level of crime” was rated the most important consideration. Nearly 
three-quarters of respondents (72 percent) rated crime and public safety as “5” (most important), with an 
average rating of 4.5.
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7Community Preference Survey

Satisfaction of Neighborhood Qualities

On the whole, central Indiana residents report high satisfaction with the features of their communities. Re-
spondents were asked to rate a series of 13 amenities, features and activities on a scale of one to five, with 
one being “very dissatisfied,” three being “neutral” and five being “very satisfied.” Respondents reported 
highest satisfaction with cultural resources nearby; the availability and quality of hospitals and doctors; 
and parks, playgrounds and trails nearby.
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8Community Preference Survey

CONCLUSION 

This study demonstrates that, generally speaking, central Indiana residents are happy and relatively satisfied 
with the housing and community options available to them. The central discussion then becomes: How do we 
retain, and build upon, a high level of satisfaction while positioning ourselves as a region that grows in ways 
that attracts and retains residents? 

This data can be critically important for planners, policy makers and private developers, all of whom are con-
cerned with meeting the housing needs and wants of a growing and generationally diverse audience. Clearly, 
one size doesn’t fit all in our region, as there are diverse areas of importance and satisfaction among counties 
and communities. We point to that as a positive attribute in that it highlights the variety of options across our 
region in regard to housing and communities and their amenities. 

Most notably, the results reveal a sizable satisfaction gap between where people currently live and where they 
would ideally chose to live. This gap needs to be addressed.  We need to strike the right balance of new hous-
ing, developments and community amenities going forward to meet desires and the demands of the growing 
population. 
The study suggests the best way to retain satisfaction, and subsequently increase home values, is to provide 
safe neighborhoods and quality schools. While those factors will most likely always remain priorities, the other 
attributes that did not rank as high shouldn’t be discounted. All the attributes tested were fairly important to 
some portion of central Indiana residents. Further exploration of what is important to various audiences and 
building upon those community assets can be the key to maintaining the high level of resident satisfaction 
central Indiana currently enjoys. 

ABOUT THE ORGANIZATIONS

Metropolitan Indianapolis Board of REALTORS® 
The Metropolitan Indianapolis Board of REALTORS® is the professional association representing central In-
diana’s REALTORS®. MIBOR serves the needs of more than 6,300 members and affiliate members in Boone, 
Brown, Hamilton, Hancock, Hendricks, Johnson, Marion, Montgomery, Morgan and Shelby counties. MIBOR 
also supplies the Broker Listing Cooperative® service to REALTORS® in Decatur, Madison and Putnam counties. 
To learn more about MIBOR, visit www.mibor.com.

Indianapolis Metropolitan Planning Organization
Each Urbanized Area with a population of 50,000 or more is required by Federal Regulations to have a desig-
nated Metropolitan Planning Organization (MPO) with the responsibility of conducting a continuing, coopera-
tive and comprehensive transportation planning process. In the Indianapolis region, the City of Indianapolis, 
Department of Metropolitan Development (DMD) is the designated MPO. The MPO is responsible for planning 
in the area defined by the most current Census as being urbanized, plus the area anticipated to be urbanized 
in the next 20 years. This area is known as the Metropolitan Planning Area (MPA). The present MPA includes all 
of Marion County and portions of the surrounding counties of Boone, Hamilton, Hancock, Hendricks, Shelby, 
Morgan and Johnson. 
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APPENDIX - ITEM B

RECENT AND PLANNED DEVELOPMENT

RECENT AND PLANNED DEVELOPMENT (2012-PRESENT)
Much of the data that is used in forecasting is based on the 2010 Census, which follows the Great Recession of 
2007-2009. To reflect more current development trends, Greenstreet has tracked the residential and commercial 
development projects since 2010 within the Indy Connect planning area, based on publicly announced projects.

These maps show where the real estate market does indeed support new development, illustrating the development 
activity at the date of this report. Strong real estate fundamentals in areas served by transit are an important 
indicator to success of TOD investments.1

1	 Hook, Walter, Stephanie Lotshaw, and Annie Weinstock. “More Development For Your Transit Dollar,” Institute for Transportation & 
Development Policy, September 2013.
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Station Areas

‹ STATION AREAS >
Pages in this section are able to be 
used as stand alone documents, but 
looking at the results of routes and 
the system are informative as to the 
relative merits each station exhibits 
compared to others.

STATION AREA INFO SHEETS
The Station Area Info Sheets are intended to provide a station by station overview 
of the various merits and attributes of each station as part of the TOD Strategic 
Plan. The Red Line North, Red Line South, Blue Line West, Blue Line East, Purple 
Line, and Green Line routes of the Indy Connect Plan were all included as part 
of this effort.

Both the Red Line North and Purple Line evaluate more stations than other 
routes, due to the point in time that this plan was conducted. Both of these routes 
had either multiple options are potential extensions being considered, which 
accounts for the length of those sections.

This section is intended to be helpful in discussions on the future land use and 
development patterns of each station.
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 TOD Potential

 Demographic Summary  Existing Conditions

 Score | 171

Aerial Photograph of 1/4-Mile & 1/2-Mile Walkshed

Birdseye Image Courtesy of Bing Maps

  Total Employees
  Total Population
  Population Per Square Mile
  Total Dwelling Units
  Walkscore (Out of 100)
  Median Household Income
  Housing & Transportation Affordability

Source: Greenstreet Ltd., Indianapolis MPO, 
esri.com, walkscore.com, cnt.org

Population per square mile

Employment density

Gross residential density

Residential vacancy rate

Sidewalk ratio

Intersections per square mile

Average block length

Physical barriers

Walk Score®

Retail sales

Percentage of Boomers + Gen Y

Median household income

Average rent

Median home value

Distance to CBD

Land assembly

Major trip generators

 Factor UNFAVORABLE
FOR TOD

Employment with transit preference

Housing & transportation affordability

FAVORABLE
FOR TOD

VIRGINIA & PROSPECT
Typology: DISTRICT CENTER

• The station offers direct access to the heart of the Historic 
Fountain Square Cultural District and the Cultural Trail.

• The intersection of Shelby, Prospect and Virginia Avenue is very 
congested with a large amount of active, pedestrian uses.

• There are a number of pedestrian oriented brick buildings along 
most of the streets in this area, away from the actual station.

• Both the Historic Murphy Building and Historic Fountain Square 
Theatre act as neighborhood anchors.

1,383
4,769
6,072
2,360

78
$29,283

38.0%

Shelby Street

Prospect Street

Virginia Ave

1/2
 Mile

 W

alk

1/4
 M

ile
 W

alk

Prospect Street

Fountain
Square

Virginia Ave

I-65

Fountain
Square

STATION AREA INFO SHEETS 
Front Page Contents

LOCATION, CONTEXT, DEMOGRAPHICS, AND TOD POTENTIAL
The front page of each Info Sheet is intended to provide a background as to the station’s location within the transit system and 
route, along with the 1/2-mile area’s general characteristics, including demographics and TOD Potential.

Birdseye photograph to depict 
general character at a broad scale

Location Map with 1/2-Mile and 
1/4-Mile walk areas

TOD Potential Scoring by category. 
See TOD Potential section of TOD 

Strategic Plan for more detail

Summary of demographic 
information

Station location within the overall 
Indy Connect system 

Description of existing locations 
within walking distance of each 

station
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 Typology Characteristics

 Investment Framework

 Land Use and Property Control

 Typology

 Opportunities and Constraints

Conceptual Birds-eye 
Perspective View

Conceptual Plan View

Residential 0-4 units/acre
Residential 4-6 units/acre
Residential 6-8 units/acre
Residential 9-15 units/acre
Residential 15-27 units/acre
Residential 27+ units/acre
Mixed-Use
Office
Community Commercial
Heavy Commercial

School
Place of Worship
Other Special Use
Park
Major Bodies of Water
Floodway
Utilities
Under Development
Unknown
Railroad Right-of-Way
Right-of-Way

Light Industrial
Heavy Industrial
Parking
Commercial Parking
Parking Garage
Vacant Land
Agriculture
Cemetery
Hospital
Airport Related

CURRENT LAND USE
Residential 0-4 units/acre
Residential 4-6 units/acre
Residential 6-8 units/acre
Residential 9-15 units/acre
Residential 15-27 units/acre
Residential 27+ units/acre
Mixed-Use
Office
Community Commercial
Heavy Commercial

School
Place of Worship
Other Special Use
Park
Major Bodies of Water
Floodway
Utilities
Under Development
Unknown
Railroad Right-of-Way
Right-of-Way

Light Industrial
Heavy Industrial
Parking
Commercial Parking
Parking Garage
Vacant Land
Agriculture
Cemetery
Hospital
Airport Related

CURRENT LAND USE
Residential 0-4 units/acre
Residential 4-6 units/acre
Residential 6-8 units/acre
Residential 9-15 units/acre
Residential 15-27 units/acre
Residential 27+ units/acre
Mixed-Use
Office
Community Commercial
Heavy Commercial

School
Place of Worship
Other Special Use
Park
Major Bodies of Water
Floodway
Utilities
Under Development
Unknown
Railroad Right-of-Way
Right-of-Way

Light Industrial
Heavy Industrial
Parking
Commercial Parking
Parking Garage
Vacant Land
Agriculture
Cemetery
Hospital
Airport Related

CURRENT LAND USE

PROPERTY CONTROL

LAND USE

Renew Indianapolis Surplus (7/2015) Vacant Buildings (USPS 11/2014)
Renew Indianapolis Land Bank (7/2015) Vacant Land (Assessor 7/2015)
Brownfields State/Local Government Land

Residential 0-4 units/acre
Residential 4-6 units/acre
Residential 6-8 units/acre
Residential 9-15 units/acre
Residential 15-27 units/acre
Residential 27+ units/acre
Mixed-Use
Office
Community Commercial
Heavy Commercial

Light Industrial
Heavy Industrial
Parking
Commercial Parking
Parking Garage
Vacant Land
Agriculture
Cemetery
Hospital
Airport Related

School
Place of Worship
Other Special Use
Park
Major Bodies of Water
Floodway
Utilities
Under Development
Unknown
Railroad Right-of-Way
Right-of-Way

District Center
• Walkable areas of multiple city blocks, serving as cultural + commercial hubs 

for multiple neighborhoods

• Mix of office, retail, entertainment, and residential with higher densities at 
center desired

• Off-street parking is discouraged and should be limited to garages

• Aspire to a minimum of 15 Dwelling Units per Acre at the core of the station 
area

• Aspire to a minimum of 3-story buildings at the core of the station area

Infill and Enhance
• These stations are the most TOD Ready, generally characterized by good 

urban form, pedestrian and bicycle connectivity, and medium to strong 
market strength.

• TOD investments here should leverage significantly higher residential and 
employment densities, demonstration projects, urban living amenities and 
workforce housing

• The most appropriate locations for significant infill development

• Primary focus is the private sector

Redevelopment Tools
• TIF District: No

• Neighborhood Revitalization Strategy Area: Yes

• New Markets Tax Credit Eligible: Yes

• Brownfield Sites: Yes

• There are scattered sites throughout that are either 
vacant or tracked by Renew Indianapolis.

• Job opportunities are limited
• Retail sales, home values, and rents are low
• Household incomes are low
• Vacancy is high, causing low scores
• Community Revitalization Enhancement District: No
• Certified Technology Park: No
• SBA Hub Zone: Yes
• Qualified Census Tract: Yes
• Major Employers: No
• Major Trip Generators: Yes - Fountain Square Events
• Major IndyGo Routes: Yes - 26
• Anchor Institutions: No
• Recent Initiatives: Cultural Trail, Fountain Square Plaza 

and Streetscape, Many developments on Virginia Avenue
• Placemaking Opportunities: Activate groundfloors on 

Virginia Avenue and Shelby and Prospect Streets

District Center

STATION AREA INFO SHEETS 
Back Page Contents

LAND USE, PROPERTY CONTROL, TYPOLOGY, AND INVESTMENT FRAMEWORK
The back page focuses on land use and property within the 1/2-mile area. Land Uses are somewhat detailed due to characteristics 
that arise within the Indy Connect system. The Investment Framework offers guidance for each station as to implementation.

Land Uses with  1/2-Mile and 
1/4-Mile walks identified for 
scale (written characteristics 

to right)

The Investment Framework shows where each station 
falls relative within the implementation spectrum (see 
Investment Framework section of TOD Strategic Plan for 
more detail. A number of available redevelopment tools 

are also noted, though additional sources may exist.

Property Control with  1/2-
Mile and 1/4-Mile walks 
identified for scale (written 

characteristics to right)

Typology Diagrams provided. These are intended to provide general 
characteristics, not dictate massing, design, or character (written 
characteristics provided below)

Opportunities and constraints offer an overview of 
potential funding sources and areas of weakness of TOD 
Potential that may be addressed
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