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Introduction
The Meridian Kessler Neighborhood Plan is an instrument that will provide guidelines
for residential and commercial redevelopment, advocate for a sustainable and attractive
neighborhood, and promote the area’s unique and historic character.
This plan is also an update of, and replacement to, the Meridian Kessler Subarea Plan
adopted by the Metropolitan Development Commission as a Comprehensive Plan
segment on January 17, 1979 (79-CPS-R-003).
A comprehensive plan is required by state statute (Indiana Code 36-7-4-501 through 512)
as a basis for zoning and must include objectives and policies for future land use
development and development of public ways, places, land, structures and utilities.
This plan is also a guide for anyone making a decision about the use of a property. It is
useful for property owners, developers, neighbors and neighborhood organizations, City
staff and City boards and commissions. This plan will be used to evaluate rezoning
applications, to project future population and employment concentrations, and prioritize
capital improvements.
The study area for this plan is within Kessler Boulevard, the Monon Rail-Trail, 38th
Street, Meridian Street and the Indianapolis Water Company Canal on the city’s
northside.
Prior to 1900 the area that became
Meridian Kessler was primarily farm
fields and orchards. But as
Indianapolis expanded through the
first half of the 20th century the farms
were platted and the plats were built
out. As noted in the “Encyclopedia
of Indianapolis”:
The emerging neighborhood had
become a prestigious address for
community and business leaders as
well as for those aspiring to
influence.
The neighborhood’s
western edge boasted large homes,
many of near mansion proportions,
on sizable wooded lots.
Homes
became more modestly middle class
toward the eastern edge where
bungalows
are
predominant.
Meridian Kessler also has a number
of small apartment buildings located
primarily
along
the
major
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thoroughfares of 38th Street and College Avenue but also scattered along Washington
Boulevard, Central Avenue, and Pennsylvania Street.
Commercial centers developed at 49th and Pennsylvania streets and along College
Avenue at each major intersection to Kessler Boulevard, provide local residents with
groceries, shops and service stations.

Planning Process
Over the course of three years, a committee of neighborhood volunteers along with the
City’s Division of Planning worked to develop a plan to update the old 1978 MeridianKessler Plan to guide future land use development for decades to come. The plan focuses
on important "character areas" within Meridian-Kessler.
The committee sought feedback from residents during ten-plus meetings with residents
and businesses. The meetings were conducted by neighborhood volunteers with the
assistance of City’s Division of Planning. The meetings were advertised by posters,
leaflets, in the Meridian-Kessler Neighborhood Association (MKNA) Newsletters, and
on the MKNA website. The content of those meetings were also posted on the MKNA
website. The committee also compiled a new email list of interested residents to keep
them informed of the progress of the plan, and regularly sought comments on the MKNA
web site.
The meetings were keyed to the critical areas, which included:
ವ College Avenue from 38th Street to Kessler Boulevard,
ವ Winthrop Avenue from 54th Street to 46th Street & the Monon Trail,
ವ 38th Street from the State Fairgrounds to Meridian Street,
ವ 49th & Pennsylvania streets,
ವ Central Avenue from 42nd Street to 46th Street, and
ವ Meridian Street from 38th Street to 40th Street.
The committee will release an illustrated draft of the plan by April 15, 2015 and it will be
available at the upcoming MKNA All-Neighborhood meeting scheduled for Thursday
evening, May 14 at the Basile Opera Center.
The Plan and Land Use Map will be displayed at the College Avenue Branch Library
until June 15 and also will be posted online at www.mkna.org for comments.
All feedback has been, and will be, evaluated and where appropriate, incorporated into
the plan.
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Related Planning Documents
The Meridian Kessler Neighborhood Plan is one of approximately 135 planning
documents that make up the Comprehensive Plan for Indianapolis/Marion County. Of
particular relevance to the Meridian Kessler Neighborhood are the 38th Street Corridor
Study, the North Meridian Corridor - Section 6 Plan, and the Meridian Street
Preservation Area Plan.
38th Street Corridor Study
This plan was adopted in 1985 and then expanded and readopted in 1998 (98-CPS-R008). The plan covers the immediate vicinity of 38th Street between Michigan Road/Dr.
Martin Luther King Jr. Street and Fall Creek. The study area widens out to 40th Street
between Kenwood Avenue and Pennsylvania Street. It widens again at College Avenue
to nearly 40th Street. The plan includes recommendations for land use, zoning and design
standards. Among the many recommendations are ones to widen the sidewalks along 38th
Street and to maintain the architectural character of the area between Pennsylvania and
Broadway streets.
In 1998 a three-day charrette was held to generate recommendations for improvements to
the 38th Street Corridor. The charrette was a joint project of the Maple Road
Development Association, the Indianapolis Chapter of the American Institute of
Architects, the Ball State University College of Architecture and Planning and the City of
Indianapolis. Among the implemented recommendations of the charrette was the
installation of landscaped medians in 38th Street. The charrette also recommended the
nomination of the historic apartment buildings between Pennsylvania and Broadway
streets to the National Register of Historic Places as a historic district.
North Meridian Corridor – Section 6 Plan
This plans looks at Illinois, Meridian and Pennsylvania streets between 30th and 40th
streets. The plan was adopted in 1986 (86-CPS-R-010). The plan includes
recommendations for land use, zoning and design standards. A general recommendation
for the study area was for its inclusion in the Regional Center Secondary District.
Recommendations specifically for the area of overlap between this plan and the Section 6
Plan are:
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ವ construction of an
office building at
southeast corner of 39th
and Meridian streets,
ವ construction of an
apartment building at the
southwest corner of 39th
and Pennsylvania streets,
ವ tree planting
along the major streets,
and
ವ reorganizing and
expanding the parking
lots in the area to
improve safety and
increase supply.
Meridian Street
Preservation Area Plan
The study area for this
plan is the jurisdictional
area of the Meridian
Street Preservation
Commission. The MSPC
is nine-member board
that has authority over
land use changes and
exterior modifications to
structures within its
district (see page 11). This plan makes recommendations for land use and zoning. It was
adopted in September, 2004 (2004-CPS-R-003).
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Neighborhood Character
Meridian Kessler is known and valued for its solid and established character as expressed
in its historic homes, mature trees, well-maintained yards, institutions and sidewalk-lined
streets. It is a residential neighborhood with a series of commercial nodes that are easily
accessible on foot. It is the goal of this plan to preserve and enhance the neighborhood’s
essential character.
Neighborhood Character Recommendations and Actions
ವ Maintain the character of the neighborhood – building setbacks, heights, styles,
materials and size, lot sizes and shapes, and mix of uses.
ವ Maintain the existing housing stock and discourage demolitions.
ವ Prepare a tree preservation plan.
ವ Maintain the topographic variations throughout the neighborhood.
ವ Create a unique high-quality environment and identity for the Meridian Kessler
neighborhood through unified streetscaping (benches, bus stops, trash containers,
lighting signage, etc.).
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Transportation and
Infrastructure
Meridian Kessler was originally laid out in a grid. This has created an easily-travelled
area with many route options. The neighborhood is also well-connected to the rest of the
city by way of arterial streets such as Kessler Boulevard, 38th Street, Meridian Street and
College Avenue. A quality pedestrian system of connectivity is critical to a vibrant
community. It is the goal of this plan to preserve ease of safe movement within the
neighborhood by way of multiple modes of transportation: driving, walking, biking and
transit.
Transportation and Infrastructure Recommendations and Actions
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Promote and support mass transit, accompanied with development density, as an
integral part of future plans.
o Promote the intersection of College Avenue and Kessler Boulevard as a
mass transit stop.
o Promote the 38th Street corridor as a transit line, with transit-oriented
development at certain intersections.
Install traffic calming elements, as appropriate, throughout the neighborhood. The
first priority for traffic calming should be along streets in the “Safe Routes to
Schools” program. (See Appendix C) Following are some examples of traffic
calming measures:
o Bump outs/curb extensions (narrows lane width at pedestrian crossings).
o Chokers (narrows the roadway to a single lane at points).
o Mini-circles (raised circular islands constructed in the center of residential
or minor street intersections - generally not intended for use where one or
both streets are arterial streets).
o Traffic circles (larger circular islands at the intersection of major roads).
o Paving pattern variety (colors and materials).
o Road humps (similar to speed bumps, but less aggressive).
o Chicanes (serpentine lanes that require a decrease of speed to navigate).
o Islands (provides pedestrian refuges).
o Median diverters (prevents left turns or through movements into
residential areas).
o Decreased turning radii.
o Speed cushions (a series of three small speed humps that slow cars down
but allow emergency vehicles to straddle them so as not to slow response
time).
Provide for strong pedestrian connections throughout the neighborhood and to the
Monon Trail.
Improve east/west connections for pedestrians/bicyclists along 38th Street by
creating a collector sidewalk between the State Fairgrounds and the Indianapolis
Museum of Art.
Improve the overall streetscape and street lighting.
Pave and light alleys. Promote alleys as pedestrian and bicycle connections.
Alley reconstructions should include incorporation green infrastructure.
Retain and maintain historic brick alleys.
Provide marked curbside parking where appropriate.
On-street parking should be limited to one side where streets are especially
narrow.
Encourage green infrastructure, including, but not limited to permeable pavement,
rain gardens, rain barrels, green roofs, and bio swales.
Improve traffic control at the intersection of Meridian and 40th streets. Provide
safe pedestrian access to Tarkington Park from Meridian Kessler.
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Land Use Plan
This plan is a guide for anyone making a decision about the use of a property within the
study area.
Land Use Recommendations
Land use within Meridian Kessler has been generally stable for many decades. However
some parts of the neighborhood are seeing interest in conversion from one land use to
another. For example, the popularity of the neighborhood has caused interest in
expansion of its commercial nodes. Another example is the conversion of the Monon
from a rail line to a rail trail, which has turned an industrial amenity into a residential and
commercial amenity. This change is influencing redevelopment along the eastern edge of
the neighborhood.
It is the goal of this plan to find harmonious ways to fit new development into the
existing fabric of the neighborhood.
Land Use and Development Recommendations and Actions for the neighborhood in
general:
ವ Any new structures should be consistent with the setbacks, height, style, material,
and mass of the surrounding neighborhood.
ವ Chain link fencing should be discouraged.
ವ Signage near residences should not be internally illuminated.
ವ Parking lots should be landscaped and screened.
ವ Appropriate trash containers should be provided on non-residential properties.
ವ Evening and weekend hours should be limited for commercial uses adjacent to
residences.
ವ Landscaping and green space should be installed throughout the neighborhood,
with particular attention paid to the commercial nodes along College Avenue.
ವ Uses that would serve the youth of the neighborhood should be provided.
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Land Use Categories
The Land Use map recommends a land use for each parcel in the study area. This
recommendation is modified if the parcel is within an overlay district (see below). The
recommendation will also be modified if the site is located in a Critical Area (see page
18).
Land use categories used on the map broadly define development by type of use (for
example: residential, commercial, or industrial) and intensity of use (for example, number
of employees or amount of traffic generated). This assignment represents the most
appropriate and desirable use for the parcel
The plan’s land use categories are:
Living Districts, which include a mix of residential types, public facilities, parks and
limited, small-scale and low-intensity retail development
ವ Estate Residential
ವ Traditional Neighborhood
Mixed-Use Districts, which contain a substantial mix of retail, residential, public
facilities, institutions, parks, and low-intensity industrial uses
ವ Urban Mixed-Use
ವ Village Mixed-Use
Working Districts, which contain a mix of employment-generating uses, public
facilities, and parks
ವ Office Commercial Uses
Other Land Uses, which are single-use areas that may be found between or within the
districts above
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•
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•

Park
Linear Park
Regional Special Use

Overlays
Overlay modifiers are thematic or issue-oriented districts that change the
recommendations of the underlying base typology. Overlays do not stand on their own,
but work in conjunction with the base typology.
ವ Environmentally Sensitive Areas (ES)
ವ Wellfield Protection (WP)
ವ Transit-oriented District (TOD)
ವ Residential Corridor Reserve (RR)
These categories are described in more detail in Appendix B.
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Meridian Street
This plan is intended to work with the land use recommendations of the Meridian Street
Preservation Area Plan for the properties lining Meridian Street. The land use objective
is the preservation of this architecturally and historically significant corridor.
Meridian Street Preservation Commission
Land use along the western edge of the neighborhood is greatly
influenced by the Meridian Street Preservation Commission
(MSPC). In 1971 the Meridian Street Preservation Act (Indiana
Statute PL 260-1971) created the MSPC. Within the boundaries of
the Meridian Street preservation district the commission is charged
with the task of preserving from deterioration and improperly
conceived or implemented change the “historic, scenic, esthetically
pleasing, and unique part of a street lying within Indianapolis
constituting the backbone of a unique residential area.”
The MSPC consists
of a nine-member
board, seven of
whom are
appointed by the
Governor of
Indiana and two by
the Mayor of
Indianapolis. The
Commission is
chaired by a
representative of
the Indianapolis
Department of
Metropolitan
Development. The
Commission meets
monthly.
The MSPC’s
jurisdiction is split
into a Primary Area
and a Secondary
Area. Property
owners in the
Primary Area must
have proposed
modifications of
the exterior features
of their house and
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property approved by the Commission prior to beginning any work. This includes
construction, reconstruction, alterations or demolitions (See Appendix A). Property
owners in both the Primary and Secondary Areas who seek a re-zoning or a zoning
variance must receive the approval of the MSPC before their case may be heard by the
Metropolitan Development Commission or Board of Zoning Appeals.
College Avenue
College Avenue served as a major public transit route used by the interurban from 1904
to 1938. Portions of tracks are visible today in some areas. College Avenue remains a
heavily traveled street. College Avenue connects north central Marion County and points
north to downtown Indianapolis. Currently IndyGo operates two of its 30 routes along
College Avenue.
Properties along College Avenue are primarily residential, with commercial uses around
the intersections of Kessler Boulevard East Drive, 54th Street, 52nd Street, 49th Street, 46th
Street and 42nd Street. These commercial nodes were developed in response to the public
transportation route and trolley stops along College Avenue that served the surrounding
neighborhoods.
College Avenue and its cross streets
Street

Thoroughfare plan
designation*

Traffic count (year)

College Avenue

Primary arterial

18,464 (2009)

Kessler Boulevard

Primary arterial

21,121 (2009)

54th Street

Collector street

8,513 (1997)

52nd Street

Secondary arterial

uncounted

49th Street

Collector street

uncounted

46th Street

Secondary arterial

13,519 east (2009)
6,646 west (2009)

42nd Street

Collector street

uncounted

* Primary arterials have greater traffic-carrying capabilities and higher levels of service than
other at-grade routes. They serve as connecting routes to the freeway system and to other primary
arterials. They are oriented to moving through-traffic. A secondary arterial serves a higher
percentage of short trips than do primary arterials, carries a significant traffic volume, and
provides system continuity. A collector street collects traffic from an area and moves it to an
arterial street while also providing substantial service to abutting land uses.

Land Use and Design Recommendations for the College Avenue corridor:
Land Use
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Residential uses should be protected along this corridor by maintaining
commercial uses at their present locations.
Transit oriented development (TOD) should be encouraged at each of the
commercial nodes along College Avenue.
Foster a sense of community and uniqueness by attracting a diversity of local
businesses to the area.
Create destinations within the corridor by consolidating or combining a
diversified group of small local businesses (specialty stores) that would provide a
unique “one-stop shopping” experience.

Design Guidelines
ವ Heights of new buildings should maintain a 2:1 ratio (two feet of right-of-way for
one foot building height – i.e. 60’ right-of-way/30’-40’ tall building) to create a
level of comfort and a sense of openness and interaction for pedestrians.
ವ Provide appropriate buffer between commercial and residential uses to minimize
the impact of noise, lighting, and trash.
ವ Conduct a parking study to determine how best to address parking issues along
the College Avenue corridor.
ವ Improve alleys throughout the corridor, including lighting, to provide additional
parking, pedestrian access, and service access to businesses.
ವ Crosswalks should be clearly identified throughout the corridor to improve safety
of and encourage use by pedestrians.
ವ Install bicycle lanes and racks, where appropriate, to accommodate multi-modal
means of travel.
ವ Electronic variable message signs should not be permitted along the corridor due
to proximity of the surrounding residential use.
ವ Encourage the development of green space along the corridor that could be as
simple as trees, landscaping, benches, or bicycle racks.
ವ Parking lots should be screened to minimize impact upon adjacent land owners.
Monon Corridor
The Monon Railroad corridor forms the eastern edge of Meridian Kessler. The Monon
Railroad had two main lines. The Chicago to Indianapolis main line was built in 1847
and influenced development of the north central portion of Marion County. Industrial
nodes developed on the west side of the Monon at 42nd and 49th streets, on the east side of
the Monon at 46th Street, and on both sides of the rail line between 52nd and 54th streets.
The rail line was abandoned between Indianapolis and Delphi, Indiana in 1987. This was
a time when abandoned railways nationwide were being converted to greenways for
recreation and commuter use. By 2003 the Monon Rail-Trail was completed from 10th
Street to 96th Street, approximately 10.4 miles. It connects with the 5.2-mile Monon
Greenway in Carmel. The trail has direct connections to the Fall Creek Greenway and
the Central Canal Towpath, which leads to the White River Wapahani Trail to form a trail
network that reaches south to both sides of downtown and northwest to Fort Harrison
State Park. The Monon Trail links commercial districts, schools, parks, the state
DRAFT
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fairgrounds and a dozen residential neighborhoods. In 2005, the Monon Trail was used
more than 1.2 million times, making this urban greenway perhaps one of the busiest in
the nation.
The conversion of the Monon from a rail line to a rail-trail has turned an industrial
amenity into a residential and commercial amenity, thus influencing redevelopment along
the eastern edge of the neighborhood. The four industrial nodes all have existing
industrial buildings with industrial or heavy commercial uses in them. This broadens the
neighborhood’s tax base and employment base. However, each of the industrial nodes is
partially or completely surrounded by residential neighborhoods, which can lead to
conflicts due to traffic, noise and smells.
Land Use and Design Recommendations for the Monon corridor:
Land Use
ವ East/west pedestrian connections along the Monon Trail corridor should be
installed to improve access to, and use of, the trail.
ವ Increase the amount of green space and pocket parks along the Monon Trail
similar to Canterbury Park that would serve the residential areas.
Design Guidelines
ವ Increase access points to the Monon Trail for the convenience of the users.
ವ Landscaping guidelines should be established and implemented along the Monon
Trail corridor.
ವ Provide appropriate buffers between commercial and residential uses to minimize
the impact of noise, lighting, and trash.
ವ Height of new buildings should be limited to three stories, with a visual presence
toward the Monon Trail; as the height is increased, the upper stories should “step
back” in order to avoid a tunnel effect along the corridor.
ವ A parking study should be undertaken to determine the most appropriate way to
address the parking shortage.
ವ Install landscaping along the corridor in those areas where plantings are sparse.
ವ Improve the appearance of the fencing adjacent to the Monon Trail in the area of
the State Fair grounds (replace the cyclone/razor wire with more aesthetic
materials), while maintaining security.
38th Street
The 38th Street (aka Maple Road) corridor runs along the southern edge of Meridian
Kessler. The two-way, six-lane primary arterial in one of the city’s most important
east/west routes; bridging White River; providing interstate access; and linking major
institutions, retail and employment centers, and numerous neighborhoods.
Until the late 1800s Maple Road was little more than a township road flanked by farms
and patches of woods. The first major development was Crown Hill Cemetery, laid out
in the 1860s west of Meridian Kessler on the Michigan Road. The names “Maple Road”
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and “38th Street”were used interchangeably from the turn of the century through the
1940s although the name was officially changed to 38th Street in 1920.
38th Street Traffic Counts
Year

Daily count

2011

27,212

1993

32,883

1984

32,825

1973

39,584

Five IndyGo bus routes run through this area. Route 4 –Fort Harrison and Route 39 –
East 38th Street run along 38th Street. Route 17 –College crosses 38th Street on College
Avenue and Route 19 –Castleton crosses 38th Street on Central Avenue. Route 18 Nora is a north-south route that runs along Pennsylvania Street and then turns west on
38th Street for one block before turning and heading south on Meridian Street to
downtown. Recent upgrades in service increases the frequency of service to 15-minute
intervals on 38th Street route.
ವ

Bus Rapid Transit has been proposed for the 38th Street corridor. Continued study
will be needed to determine if/how accommodation of the various modes of travel
will relate to each other within the limits of the right-of-way in this busy corridor.

ವ

Despite the high-traffic nature of 38th Street, pedestrian- and bicycle-friendliness
should be important aspects of any redevelopment.

The character of the development along 38th Street varies along the length of the street.
Four distinct zones are evident. Moving west to east, they are:
ವ a mid- and high-rise zone in proximity to the intersection of 38th and Meridian
streets
ವ a historic apartment house district between Pennsylvania and Broadway streets
ವ a retail zone in proximity to the intersection of 38th Street and College Avenue
ವ a mixed residential zone between Carrollton Avenue and the Monon-Rail Trail
ವ

Desired commercial development in Meridian Kessler may require greater
residential densities. This area is an appropriate one for increasing those
densities; examples are apartments or condominiums appropriate to seniors or
young couples starting out.

Land Use and Design Recommendations for the 38th Street corridor:
Land Use
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Create a “Green District,” a unique niche that would attract entrepreneurs and art
studios/galleries and demonstrate renewable energy sources.
Promote the grant program offered by Office of Sustainability for “Green district”
projects.
Promote the 38th Street corridor as a transit line, with transit-oriented
development at certain intersections.
Work with the Department of Public Works to improve maintenance of the
medians along this corridor.
Discourage redevelopment that would include fuel stations, cash/pawn stores,
check-cashing, payday loans businesses, car lots, billboards, liquor stores or strip
malls.
Encourage businesses to seek façade grants to improve visual appeal of their store
fronts.

Design
ವ Provide appropriate buffers and screens between adjacent commercial and
residential uses.
ವ Signage along 38th Street should be respectful of the character of the corridor.
Residential Areas and Institutions
Single-family housing is the predominant land use in Meridian Kessler. The density of
the single-family housing varies widely throughout the neighborhood and frequently
varies widely within a single block.
Multi-family housing is mostly found along 38th Street although apartments are dotted
throughout the neighborhood. Churches, schools and other institutions are also found
scattered throughout the neighborhood.
Given the historic mixing of densities in the neighborhood, the number of units per acre
is less important to the ongoing stability of the neighborhood than maintaining the forms
and character of the current development.
The general goal of this plan is to maintain the existing housing stock and discourage
demolitions.
However, some change over time is to be expected. New technologies and demographic
trends will affect how people will adapt their homes to their needs and wants. Some
homes will fall prey to disasters, poor maintenance or functional obsolescence. In
instances of redevelopment, new construction should conform to the existing
development patterns of the neighborhood.
Parcels
New development should consider the characteristics of the parcels across the
neighborhood, but be particularly attuned to the characteristics of the parcels in the
immediate vicinity. Among the characteristics to consider are:
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The neighborhood is laid out as a grid and thus enjoys full connectiveness among
its parts. Cul-de-sacs are nearly non-existent and dead end streets are anomalous
except along the Monon.
Lots are generally rectangular with a narrow end fronting the street.
Through lots (lots that face paralleling streets to the front and back) are not
characteristic.
On blocks with a mix of lot sizes, the larger lots are typically on the north/south
streets and the smaller lots on the east/west streets.
Similarly-sized lots are typically found in groups, although there are some
exceptions to this.
Institutions are found at intersections and not mid-block.

Structures
New homes and institutions or additions to existing structures should consider the
characteristics of structures across the neighborhood, but be particularly attuned to the
characteristics of the homes or institutions in the immediate vicinity.
Setbacks and placement of a home upon its lot generally vary within a narrow range
along any given block. New construction or additions should be within that range.
Structures should be compatible with other homes in height, size, building orientation,
building shapes, amount and placement of fenestration, and materials.
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Critical Areas
Critical Areas are those places within the study area that exhibit an unusual or complex
character that requires more detailed information than that shown on the Land Use Map.
Critical Area #1
Location: College Avenue at Kessler Boulevard, East Drive
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Why Critical: The southern edge (northern boundary of Meridian Kessler
Neighborhood) of this intersection has the most intense commercial zoning (C-4) within
the College Avenue corridor. The properties are occupied with a car repair facility
(formerly a gas station) on the southwest corner and a veterinarian clinic (formerly a gas
station) on the southeast corner. The property (5870 College Avenue) along the west side
of College Avenue and south of the C-4 zoning, is owned by AT&T and zoned C-1,
which provides for commercial offices. It is developed with a three-story brick building
and large parking lot.
Recommendations:
ವ See Land Use and Design Recommendations for College Avenue above.
ವ Redevelopment of 5870 College Avenue should be as a multi-story mixed-use
building that is integrated and consistent with the character and architecture of the
neighborhood. Property of this size is uncommon in the Meridian Kessler
neighborhood and should command high quality design standards.

@ABC$>*))#0#$?;#"5#$
Critical Area #2
Location: College Avenue at 54th Street
Why Critical: This intersection is a neighborhood commercial node with a grocery
store, bars, night club, cafes, coffee shop, hair salon, and offices. It is surrounded by
single-family and multi-family residential structures.
Recommendations:
ವ See Land Use and Design Recommendations for College Avenue above.
ವ Do not permit commercial uses to intrude further into the neighborhood.
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Discourage billboards.
As redevelopment occurs, encourage underground utilities in an effort to
eliminate utility poles and overhead lines, thereby increasing pedestrian space.
Install traffic calming measures that would provide a more pedestrian-friendly
environment.
Improve pedestrian safety on the southwest corner of the intersection by
identifying pedestrian walkways and separating pedestrians from vehicular traffic.
Clearly identify the crosswalks at this intersection to improve safety and
accommodate pedestrians and connectivity to the Monon Trail.
Install and/or repair sidewalks along 54th Street to facilitate connection with the
Monon Trail.

?"$#%&'()#$*+$,*'(&./2)#$/"+/))$3#;#)*('#".$"#&-$.1#$/".#-6#,./*"$*+$>*))#0#$?;#"5#$D$
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Critical Area #3
Location: Monon Trail between 52nd and 54th Streets
Why Critical: The north side of 54th Street is zoned D-5 on the west side of the Monon
Trail and C-3 on the east side of the Monon Trail where a small market is operating.
Properties along the south side of 54th Street west of the Monon Trail are zoned C-4 and
are home to a pair of restaurants.
The land north of 52nd Street between the Monon Trail and Winthrop Avenue is zoned I4-U and CS. On the west side of Winthrop Avenue facing the street is a row of houses
zoned C1, an office commercial zoning district. These houses are mostly used as homes,
although a few are used as offices.
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The south side of 52nd Street on either side of the Monon Trail is zoned D-5, but is
developed with industrial and commercial uses.
Recommendations
ವ See Land Use and Design Recommendations for Monon corridor above.
ವ Mixed use along the Monon Trail would be appropriate and might include
incubator space for start-up businesses, professional offices, art center, and
residential uses.
ವ A boutique hotel in this area could provide accommodations for those visiting
Butler University.
ವ Form-based zoning overlay should be utilized to minimize the impact of the
industrial zoned properties upon the surrounding residential community.
ವ Redevelopment should support a balance of neighborhood needs and services and
family-oriented commercial uses.
ವ Capitalize upon the Monon Trail to develop adjoining green space, pocket parks,
and community gardens.
ವ East/west pedestrian connections to the Monon Trail from both the east and west
should be installed to improve community access.
ವ Provide an access point to the Monon Trail at 53rd Street.
ವ Conduct a traffic study that would incorporate Complete Streets principles and
identify appropriate locations for travel lanes, bikes lanes, parking spaces and
permit parking for residences.
ವ Improve the pedestrian experience along Winthrop Avenue and provide a buffer
between commercial and industrial uses to the east and the residences to the west
of the street.
ವ Upgrade infrastructure along Winthrop Avenue, including possible storm and
sanitary sewer upgrades, burying utility lines, new sidewalks and curbs, street
repaving, low level pedestrian lighting, striped curb-side parking (rather than
nose-in parking), and fiber optic cable upgrade.
ವ Renovate alleys between 52nd and 54th Streets and between Winthrop Avenue and
College Avenue.
ವ Upgrade the Monon Trail between 49th and 52nd Streets to include trail lighting
and security cameras.
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Critical Area #4
Location: College Avenue at 52nd Street
Why critical: This intersection is currently zoned community commercial, with a
variety of commercial uses that primarily serve the surrounding neighborhood, including
a pet supply store, bars, garden shop, cleaners, restaurants, cafes, hair salon, antique
store, and offices. Residences surround these businesses. Historic buildings at this
intersection create an urban experience that is warm and welcoming. Building setbacks
and wide sidewalks provide comfort and safe passage for pedestrians.
Recommendations:
ವ See Land Use and Design Recommendations for College Avenue above.
ವ Preserve the historic buildings and character at this intersection.
ವ Integrate mixed-use (residential and commercial) at this intersection.
ವ Upgrade the existing bus stop to include an attractive shelter characteristic of the
neighborhood.
ವ Establish a shared parking policy among the businesses at this intersection.
ವ Stripe parking along College Avenue and 52nd Street in an effort to organize and
provide additional parking spaces.
Critical Area #5
Location: 49th and Pennsylvania streets
Why Critical: The intersection of 49th and Pennsylvania streets is a small, but locally
significant retail node. Its popularity has brought about an intensification of the uses.
Striking a balance between the needs of the businesses and the needs of the surrounding
residences is critical.
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Recommendations:
ವ Prohibit the expansion of commercial uses beyond their current extent.
• Discourage auto-intensive uses. Exception: redevelopment of the existing gas
station on the southeast corner of the intersection as a gas station.
• Encourage small, neighborhood-serving businesses rather than businesses that
would draw from a wide area.
ವ Discourage high-traffic businesses such as convenience stores.
ವ Discourage medium or large-scale businesses such as chain drugstores.
ವ Discourage 24-hour businesses.
ವ Limit the height of any new construction to one story.
• Maintain a variety of architectural styles.
ವ Prohibit banners, billboards or other visual clutter.
ವ Provide landscaping between the sidewalk off-street vehicular zones.
ವ Provide a common entrance for multi-tenant buldings.
ವ Install a bike lane on Pennsylvania Street.
ವ Install new sidewalks where they are absent on the west side of Pennsylvania
Street and the south side of 49th Street.
• Remove obstructions on the sidewalks that interfere with pedestrian passage such
as utility poles.
• Provide bike parking.
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Critical Area #6
Location: College Avenue at 49th Street
Why Critical: The northwest corner is zoned CS (W-5). The other three corners at this
commercial node are zoned C-3. The CS District is designed to permit, within a single

DRAFT

24

DRAFT

DRAFT – April 2015

zoning district, multi-use commercial complexes or land use combinations of commercial
and non-commercial uses. The primary objective is to encourage development which
achieves a high degree of excellence in planning, design, or function and compatibility
among varied land use choices.
This commercial node has recently experienced reinvestment into a variety of businesses
that serve the surrounding neighborhood. The commercial brick buildings on the
southwest and northeast corners are multi-storied and contribute to an “urban feel”at this
intersection. The building on the southwest corner (The Uptown) has commercial use on
the ground level with living space above - an example of mixed use. The building on the
northeast corner is currently home to a liquor store. The site on the northwest corner was
recently cleared and environmental remediation undertaken. The southwest corner is
home to a small restaurant.
Recommendations
ವ See Land Use and Design Recommendations for College Avenue above.
ವ Neighborhood-oriented redevelopment and investment should be encouraged.
ವ Multi-story buildings should be placed adjacent to the street, with gradation of
lower heights adjacent to residences.
ವ Historic buildings should be preserved.
ವ As properties are redeveloped, building setbacks should be established that
maintain the urban character and provide visibility for safe travel.
ವ Commercial signage should be scaled for pedestrians and of a quality to reflect
the character of the area.
ವ A parking plan, including striping of on-street parking, should be prepared that
provides a parking system that maintains the pedestrian safety while
accommodating automobiles and bicycles.
Critical Area #7
Location: Monon Trail at 49th Street
Why Critical: The west side of this intersection on either side of 49th Street is zoned C-7
which is a high intensity commercial zoning. On the southeast corner, the property is
zoned SU-18 which provides for a light or power substation. The northeast corner is
zoned D-5 (residential).
Recommendations
ವ See Land Use and Design Recommendations for Monon corridor above.
ವ Continue to support Indy Hostel as an appropriate use for the neighborhood.
ವ Develop a pocket park at 50th Street and the Monon Trail.
ವ Install sidewalks in this area for pedestrian safety, comfort, and connectivity.
Critical Area #8
Location: College Avenue at 46th Street
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Why Critical: Three of the corners (northeast, southeast, southwest) of this intersection
are zoned C-3. A church occupies the northwest corner and is zoned SU-1. The SU-1
zoning also extends to the south across 46th Street and west of the corner property. That
area is used for overflow parking for the church. The southwest property was the site of a
gas station. The building has been removed and the property environmentally remediated
to commercial standards.
The northeast and southeast corners are commercially developed with a used furniture
store and neighborhood grocery, respectively.
Recommendations
ವ See Land Use and Design Recommendations for College Avenue above.
ವ Support commercial use on the southwest corner that would be appropriate to and
respect the adjacent residential uses in terms of noise, traffic, and trash.
ವ Support uses at this intersection that would capitalize upon the direct access to
Butler University.
ವ Support uses that would provide a destination experience, rather than a drivethrough experience. Examples would be open space, a fitness facility, or farmer’s
market.
ವ Encourage a specialty grocery store or farmer’s market development on the
former Kroger site.
ವ Protect the historical architectural integrity of the existing structures at this
intersection.
ವ Support increased density with mixed use development such as two- to three-story
live over work structures.
ವ Encourage pedestrians by supporting uses that would draw neighbors to this
commercial node, while providing safe places for them to walk.
Critical Area #9
Location: Northeast corner of Central Avenue and 44th Street.
Why Critical: This property is zoned residential (D2), but has a use variance to permit
the building to be used for “office-type businesses generally accepted to be permitted by
the C-1 Office Buffer District of the Commercial Zoning Ordinance,”with certain
limitations. The use variance is not tied specifically to the current operation. The use
variance, therefore, runs with the land until a new use would be proposed, at which time a
public hearing would be required. If the use would be returned to a D2 residential use, no
public hearing would be necessary.
Recommendations:
ವ Any future expansion or new structures should be consistent with setbacks,
height, style, material, and mass of the surrounding neighborhood.
ವ Future uses should not intensify above the current office use.
ವ If the current use would leave the building, future use should be consistent with
the current residential zoning.
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ವ

Any outdoor seating area for the facility should be placed on the interior of the
site and away from adjacent neighbors.

Critical Area #10
Location: Northeast corner of Central Avenue and 42nd Street.
Why Critical: St. Joan of Arc Catholic Church occupies the site. Through the years the
church has expanded by purchasing adjacent properties and vacating an alley and a
portion of Ruckle Street. It is zoned SU-1 for religious purposes. The zoning code
defines religious use as “a land use devoted primarily to divine worship together with
reasonably related accessory uses, which are subordinate to and commonly associated
with the primary use, which may include but are not limited to, educational, instructional,
social or residential uses.”
The impact of future expansions upon the neighborhood should be carefully studied and
kept to a minimum.
Recommendations:
ವ As expansion plans are made, demolition of adjacent houses should be
discouraged.
ವ If new structures are constructed setbacks, height, style, material, and mass should
reflect the surrounding neighborhood.
ವ As resources become available, site access should be improved, including
upgrading of the alley that connects Central Avenue and Park Avenue.
ವ Any site improvements should consider children and pedestrian safety.
ವ Curbside parking should be permitted, organized, and striped.
Critical Area #11
Location: College Avenue at 42nd Street
Why Critical: This intersection is currently zoned Special Use with categories to
provide for government buildings (public safety), church, and library.
Recommendations
ವ See Land Use and Design Recommendations for College Avenue above.
ವ Preserve the historic buildings and character at this intersection.
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Critical Area #12
Location: Monon Trail at 42nd Street
Why Critical: Major state institutions can be found on the east side of the Monon with
the state School for the Deaf to the north and the State Fairgrounds to the south.
Properties along the western edge of the trail at 42nd Street are zoned C-7.
Recommendations:
ವ See Land Use and Design Recommendations for Monon corridor above.
ವ Storage buildings should be maintained and cleaned up.
ವ Properties should be landscaped to visually improve the appearance.
ವ Community gardens should be developed and made available to the residents
within the neighborhood.
ವ Abandoned vehicles and houses should be reported to the Department of Code
Enforcement and Marion County Health Department.
ವ Establish relationships with the State School for the Deaf and the State Fair
Grounds to facilitate improvements along the Monon Trail corridor.
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Critical Area #13
Location: Southeast corner of Central Avenue and 40th Street.
Why Critical: This site is developed with a three-story brick building (constructed
1916) and parking area for approximately 30 vehicles. It is zoned SU-38, which permits
the site to be used as a community center.
The location within a residential neighborhood and the size of the building presents
special challenges. Any reuse of the building or redevelopment of the property would
have immediate impact the surrounding neighborhood. Any new use or redevelopment
of the site would require either a variance of use or a rezoning.
Recommendations:
ವ New use of the site should have minimal impact upon the adjacent residential
properties and the neighborhood.
ವ Historical character of the existing building should be preserved.
ವ Any new structures should respect the character of the surrounding neighborhood
and be consistent with the setbacks, height, style, material, and mass of the
existing residential structures.
ವ Except for low intensity office uses, the site should not be used for commercial
operations.
ವ Vehicular ingress/egress should be upgraded to improve safety.
ವ Exterior lighting should be directed inward to minimize impact upon adjacent
properties.
ವ Internally-illuminated or neon signs should not be permitted.
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Critical Area #14
Location: Intersection of 38th and Meridian streets
Why Critical: The intersection of 38th and Meridian streets is meaningful as the point
where the symbolic centerline of the City (Meridian Street) crosses from the center part
of the city (Center Township) to the north side (Washington Township). This
intersection is also notable for being one of a small number of areas in the city outside the
downtown with a concentration of multi-story buildings. This area displays a mix of
multi-family housing and office buildings. New development will benefit this area if it
builds upon the existing character of the area and provides greater coordination and
cohesion in the functioning and aesthetics of the area.
Recommendations:
ವ See Land Use and Design Recommendations for 38th Street corridor above.
ವ Mixed uses are appropriate along both 38th and Meridian streets. Uses could be
mixed among neighboring structures as well as within structures.
ವ High-rise structures are appropriate in this area but will need appropriate
transition to the neighboring single-family homes.
• Existing residential stock should be rehabilitated or reused, particularly those
structures that have historic value.
ವ Architectural diversity is encouraged; however monolithic structures (blank walls,
minimal fenestration) are not appropriate.
ವ Although architectural diversity is encouraged, the area should look and function
as a cohesive whole with unified signage, lighting, landscaping, and shared
parking.
ವ Traffic control at the intersection of Meridian and 40th streets should be improved
to provide safe pedestrian access to Tarkington Park from Meridian Kessler.
Critical Area #15
Location: 38th Street between Pennsylvania and Broadway streets
Why Critical: This area contains a mix of historic two- to three-story apartment houses
and similarly-scaled commercial buildings, which gives an architecturally and historically
significant character to the area. A small number of one-story commercial structures
break an otherwise cohesive streetscape.
Recommendations:
ವ See Land Use and Design Recommendations for 38th Street corridor above.
ವ Mixed uses are appropriate along 38th Street. Uses could be mixed among
neighboring structures as well as within structures.
ವ Types of commercial establishments desired along 38th and Meridian streets
include:
o Banking branches
o Restaurants
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o Hotel or Bed & Breakfast
o Living center for Seniors
o Neighborhood grocery (not a “mega store”)
Building heights should be proportional to the street width and front setback.
However, building height should be limited to four to five stories.
Existing residential stock should be rehabilitated or reused, particularly those
structures that have historic value.
Existing setbacks along 38th Street are appropriate; the rhythm of existing
building setbacks should be maintained when redevelopment activities and infill
projects are undertaken
The public realm between the building setback and the street should be enhanced
with lighting, landscaping, wide sidewalks, and tree lawns.
Architectural diversity is encouraged; however monolithic structures (blank walls,
minimal fenestration) are not appropriate.
New multi-family structures should have common front entryways as seen in the
existing historic apartment buildings in this section of 38th Street.
Shared parking is acceptable in the commercial areas.
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Critical Area #16
Location: Intersection of 38th Street and College Avenue
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Why Critical: The commercial area at College Avenue is the most notable retail node
along the 38th Street within Meridian Kessler. There is a mix of historic two-story
structures and newer one-story structures.
Recommendations:
ವ See Land Use and Design Recommendations for 38th Street corridor above.
ವ Mixed use (office/retail use on the first floor, with residential on the upper floors)
is appropriate at this node.
ವ Land uses that serve neighborhood needs (i.e. grocery store) would be preferred
over uses that would be regional draws.
ವ A boutique restaurant would be a welcome addition to the corridor.
ವ The height of the buildings should be limited to four to five stories.
ವ Existing setbacks are appropriate, but the public realm between the building
setback and the street should be enhanced with lighting, landscaping, wide
sidewalks, and tree lawns.
ವ Maintain rhythm of existing building setbacks when redevelopment activities and
infill projects are undertaken.
Critical Area #17
Location: 38th Street between Carrollton Avenue and the Monon Rail-Trail
Why Critical: Large single-family residences dominate the land use mix. Many of these
houses have been converted to multi-family or office uses. Retail structures can be found
on northwest and northeast corner of 38th Street and Winthrop Avenue.
Recommendations:
ವ See Land Use and Design Recommendations for 38th Street corridor above.
ವ Mixed use (office/retail use on the first floor, with residential on the upper floors)
is appropriate along this corridor.
ವ Existing residential stock should be rehabilitated or reused, particularly those
structures that have historic value.
ವ Existing setbacks along 38th Street are appropriate; the rhythm of existing
building setbacks should be maintained when redevelopment activities and infill
projects are undertaken.
ವ The public realm between the building setback and the street should be enhanced
with lighting, landscaping, wide sidewalks, and tree lawns.
ವ A bicycle facility (rental, repair, etc.) would be an appropriate use in the old
Monon Train Station that lies adjacent to the Monon Trail.
ವ Improve relationship with the State Fairgrounds by integrating pedestrian/bicycle
connections between the neighborhood and the State Fairgrounds.
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