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THE CITY OF NOBLESVILLE HAS DEVELOPED AN
ECOSYSTEM TO FOSTER THE ECONOMIC FUTURE
OF THE REGION WITH INNOVATION MILE.

“INNOVATION MILE WILL BECOME A DYNAMIC BUSINESS AND TECHNOLOGY HUB THAT WILL
SERVE AS AN ANCHOR FOR REVOLUTIONARY THINKING AND A GATEWAY FOR INNOVATION,

LEVERAGING AND CATALYZING LONG-TERM GROWTH OPPORTUNITIES AND REINVESTMENT
IN THE CITY OF NOBLESVILLE.”

The vision for Innovation Mile was thoughtfully developed in a way that provides flexibility over the
years to come and considers the current market demand, workforce, location, and City goals.

A= Ol eleeme to

INJ{|OVATION

=v=  MILE

Businesses and people that
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flexible and incentivized building

requirements that encourage walkability, an emphasis on smart systems and sustainability, and a
major initial City investment in infrastructure.
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THIS PLAN DEFINES THE DISTRICT’S LAND USE,
MOBILITY, TECHNOLOGY, SUSTAINABILITY, AND
PLACEMAKING STRATEGIES.

p . Green space, common areas, Enhanced architecture that Q Rooftop solar, fiber interconnection,
: and other recreational uses @ encourages walkability and F@ and smart kiosks are a few example of
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with stakeholders during the two-day
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INTRODUCTION

REGIONAL CONTEXT

The City of Noblesville considers itself the place
where COMMERCE, CULTURE, and COMMUNITY
come together. As the county seat of Hamilton
County, Noblesville is at the forefront of
progress in one of the fastest-growing counties
in the country.

Since 2020, the City has catalyzed
incredible growth, resulting in over
$1 BILLION IN PRIVATE DEVELOPMENT,
nearly 1,100 NEW JOBS, over 5,870
NEW RESIDENTIAL UNITS, and
nearly 3.6 MILLION SQFT OF NEW
COMMERCIAL SPACE.

Charged by Mayor Jensens's challenge to “chase
the lion and dream big while being strategic in
our retention and attraction efforts,” the City
remains focused on improving, growing, and
forging an innovative future for the people of
Noblesville.

Noblesville is a growing City of roughly 70,000
people that contributes nearly 25,000 jobs to the
regional economy. The primary industry sectors
represented in Noblesville are Retail (17.5%),
Food Services (13.3%), Healthcare (12.9%), and
Manufacturing (11.0%). Jobs in Innovative fields
such as those in the Professional, Scientific,
and Technical Services sector account for only
4.1% of all jobs and are vastly underrepresented
in the city. Some of Noblesville's residents are
working these jobs in different parts of the
region already (11.7% of all Marion County jobs
are filled by Hamilton County residents) but
many of these jobs just don't yet exist in the
region even though the workforce does exist.

The need to capture and retain a greater
percentage of the workforce engaged in
innovative work was first identified in the
Elevate Noblesville: FY2021-FY2025 Strategic
Action Plan. It has become a focal point of
Mayor Jensen'’s administration and is at the
heart of Innovation Mile.



IDENTIFYING THE NEED FOR INNOVATION MILE

Innovation Mile will become

a dynamic business and technology
hub that will serve as an anchor
for revolutionary thinking and a
gateway for innovation, leverage
long-term growth opportunities,
and catalyze reinvestment in

the City of Noblesville.

This vision statement, first stated publicly
by Mayor Jensen in September 2021 during
his State of the City address, embodies the
City of Noblesville's goal to invest in a future
that prioritizes innovation, technology, and
sustainability.

Since establishing the vision, the City has been
hard at work creating this master plan for a
district where residents of Noblesville and
visitors alike can live, work, play, engage, and
learn. A place designed to drive growth from

Innovation Mile Master Plan

commercial, headquarters, flex, residential,
office, and light industrial uses within our City's
targeted industries. A place that uses intelligent,
thoughtful urban design to facilitate human
interaction.

The proposed master-planned business district
will be located between ground north of

141st Street and 1-69, between Olio Road and
Cyntheanne Road in the southeast corner of
the City.

While the build-out of the site may take up

to 10 years to fully complete, innovative
companies interested in being a part of
Noblesville's future have already begun to
arrive. The City of Noblesville looks forward to
realizing its vision for Innovation Mile through
partnerships with innovative firms big and
small looking to either plant new roots or
expand existing facilities in Noblesville.



SHAPING THE VISION

r~/\™1 CITY OF NOBLESVILLE ECONOMIC DEVELOPMENT DEPARTMENT
2 N Z Completes their department strategic plans and identifies innovation, technology, and

sustainability as key growth areas. The land between Olio Road and Cyntheanne Road along
|_v_| 1-69, already partially owned by the City, was identified as a key asset ready for development.

IgE P? MAYOR  Presented at the City of Noblesville State of the City event where Mayor Jensen
STATES empowered his staff to “chase the lion and dream big while being strategic in
2021 VISION our retention and attracting efforts”

.

Led by Economic Development Deptartment Guided by the Mayor's vision to INNOVATION |—1—|
invest in a future that is innovative, technology advanced, and sustainable, MILE STEERING JAN
the Innovation Mile Steering Committee, led by the Noblesville Economic COMMITTEE 2022
Development Department, was created. CREATED I-J -l
( The Innovation Mile Steering Committee released a public Request for Proposals (RFP) to elicit
~ STEERING

consultant support for this master plan. WSP USA, Etica, and Hageman were selected as the best
MAR COMMITTEE team. The stated goals of the consultant selection would be:

2023. PROCURES = | everage Emerging Public and Private Investment = Integrate Quality of Place Components
CONSULTANT = Capitalize on Access and Visibility to 1-69 and = Align with the City's Strategic Plan
Adjacent Development = Develop 40% Design Plans to Support
= Support and Stimulate City Business Attraction, the Built Environment
Expansion and Retention = Establish a Branded Gateway to
= Increase Revenue in the TIF District Reinforce the Project
= Create an Innovative Business District with = Develop an economic and Fiscal
Innovative Public and Private Improvements Impact Analysis
.
Between July and October 2022, the project team held a series of interviews with 1
internal City of Noblesville stakeholders. The purpose of these interviews was to inform INTERVIEWS =~ "=
folks about the master plan process, identify departmental needs that Innovation Mile WITH INTERNAL JUL-OCT
might meet, and most importantly, allow these stakeholders to have a say in shaping STAKEHOLDERS 2022
the master plan layout. Stakeholders from the following departments were interviewed: [N
= Public Safety = |T Department
= Parks and Recreation = Utility providers

= Streets Department

On September 7 and 8", 2022, the City of Noblesville hosted an in-person design workshop at the Ruoff
Music Center - a short distance from the site. The workshop was well attended by Noblesville City staff
1
SEPT TWO DAY (25+ City employees) and a wide array of external stakeholders including property owners, members of
2022 DESIGN the Noblesville business community, Hamilton County, City of Fishers and non-profit organizations. In all,
L | -4 WORKSHOP more than 40 people attended portions or the entirety of the 2-day workshop. The following is a list of
activities that occurred over the course of two days:

= Site Tour = One-on-one interviews with external stakeholders
= Case Study Review = Development of Design Principles
= Building Block Exercise

Once the stakeholder interviews, steering committee visioning PROJECT IJ"
discussions, and design workshop were complete, the project began TEAM SHAPE JUN
assembling all outcomes and objectives into this master plan document. FINAL VISION I302EI

02 | Introduction



OUTCOMES & OBJECTIVES

Interviews With Internal Stakeholders
During the visioning phase of the Innovation
Mile master plan, one-on-one stakeholder
meetings were held with key internal and
external stakeholders including Public
Safety (police & fire departments), Parks and
Recreation & Community Involvement, the
Streets Department, the IT Department, Duke
Energy, and Denison Parking. The purpose of
these meetings was to invite stakeholders to
help shape the master plan in a meaningful
way. Representatives from each department
contributed to the following list of key
takeaways that became deeply engrained in
the District's design.

= Design the District in the safest way
possible with a mix of uses that ensure
constant “eyes on the streets” and
adequate lighting along trails, roads, and
sidewalks.

= Build a “Park within a Park” by
dedicating plenty of space to passive
recreation in a way that is easy to
maintain and takes advantage of the
natural area along Mud Creek.

= Prioritize Flexibility with infrastructure
that accommodates, utilities, all modes
of transportation, green space, and
water retention in a way that is easy to
maintain.

= Encourage Innovation in All Things by
using innovative technology like smart
street furniture, interactive kiosks,
and intelligent parking management
capabilities.

= Construct the District in a way that
allows the District to grow organically
while addressing missing utility and
infrastructure needs in phases.

Innovation Mile Master Plan



Two-Day Design Workshop

The City of Noblesville's Two-Day Design
Workshop provided a creative forum for
regional stakeholders to participate in
the master planning process.

Attendees Kkicked things off getting

their boots dirty during a morning hike
through the site—discovering Mud Creek
and walking along the edge of the several
corn and soybean fields that currently
cover most of the area.

After lunch, stakeholders were seated
around five large circular tables each
with a scaled map of Innovation Mile.
After being equipped with markers,
post-it notes, and jumbo building
blocks, they created prototypes that
included considerations for street
design, mixed-use properties, building
heights and scale, innovative design, and
sustainability and placemaking. They
then presented their proposals to one
another.

The breakout sessions concluded with
a MentiMeter survey that helped refine
the vision statement and project goals,
guiding Innovation Mile's planning
team to consider during the plan’s
development, and rank what City
Stakeholders consider important about
the physical layout of the District.

The workshop concluded with the

design team and members from the City
leadership team reconvening over a map
of the site. The group discussed the key
themes, recommendations, concerns,

and guidance they heard over the
previous two days and defined the design
principles that would subsequently shape
the layout of the site.

KEY TAKEAWAYS:

There was a consistent desire to minimize impacts
to the existing ecology of Mud Creek.

Construction phasing considerations will be
important to making sure the District doesn’t grow
too big, too quickly.

Innovation Mile needs to have its own brand and
identity that does not compete against Downtown.

Mixed-use nature of the district is important to
achieving a 24/7 user experience.

Entertainment uses would support visitors to
nearby Ruoff center.

Close coordination with landowners—both
supportive and unsupportive will be critical to
project success.

The highest point of the site is along the west side
of Mud Creek east of Prairie Baptist Road and north
of 141st Street. It was suggested that this might be
a good location for a bridge over the creek.

The pathway of the overhead power lines was
brought to attention and will drive planning
considerations.

Exploring the removal of limited access right-of-way
fence along I-69 and clearing of trees along this line
could help improve visibility to the Innovation Mile
corridor.

Potential additional interstate access at Cyntheanne
Road was discussed and was deemed an important
future component of success of the project.




Soybean farm on 77 Acres of land
owned by the City of Noblesville.
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EXISTING CONDITIONS

The history of planning in the City of Noblesville
dates back to its formal platting by William
Conner and Josiah Polk in 1823. Then, as now,
important decisions were made about the
location of homes, roads, farms, and commercial
areas. As the City celebrates its bicentennial
this year, we also look ahead to the future of
Noblesville through Innovation Mile and are
again faced with decisions about what shape
we'd like that future to take.

Innovation Mile will be a product of the
significant culture and identity that is
synonymous with the City of Noblesville and,
as such, must first analyze existing conditions
and how they inform the planned district. In
this section, the following four categories of
existing conditions will be reviewed: regulatory
and policy conditions, physical conditions, site
constraints, and employment and occupation
conditions.
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Regulatory and Policy Conditions: Noblesville
has completed many plans, studies, and
analyses over the past five years that each
play an important role in shaping the City into
what it is today. To gain a better understanding
of the City's goals, future land use targets,
demographics, housing trends, and more, six
existing plans and policies were reviewed.

Physical Conditions: underground, surface, and
above-ground natural conditions existed on

the Innovation Mile site long before the master
planning process began and will be around long
after it is over. To gain a better understanding

of the native flaura and fauna, soil, topography,
hydrology, and other natural features, a physical
conditions assessment was conducted.

Site Constraints: the land on which Innovation
Mile is planned is largely undeveloped green
and agricultural land. While this type of land
is favorable from a development perspective,
the lack of existing utilities, sewage, and water
infrastructure needs to be addressed. A site
assessment was completed to gain a better
understanding of what civil infrastructure
currently exists on-site and identify what

is needed.

Employment and Occupation Conditions:
Innovation Mile is an aggressive departure from
“well, that's how we've always done it.” The land
uses proposed in Section b: Innovative Strategies,
include a mix of office, headquarters, flex
buildings, commercial, and residential to create

a 24-hour, walkable district. Before embarking

on this journey, it was important to determine
whether the job market and talent pool needed to
fill Innovation Mile existed in the area.



2016 AND 2021 HOUSING STUDY

Middle housing types are missing in the
market.

So far, investment in Noblesville's housing
stock has been concentrated on the extreme
ends of the housing spectrum:

Single-family detached homes.

Large multi-family apartment buildings.

Investments in multi-modal transportation
are critical to attracting a younger
generation.

There is demand for “suburban mixed use”
at more than a thousand new units per year
for the next four years.

Almost two-thirds of that demand is
multifamily or single-family attached
housing.

Post-grad millennials moving to Noblesville
are responsible for 11% of the annual growth
citywide between 2010 and 2019.

2020 NOBLESVILLE COMPREHENSIVE PLAN
Relevant Plan goals include:

Establishing a multimodal
transportation network that connects
everyone to key destinations.

Designing Complete Communities that
can help retain, develop, and draw a
variety of enterprises and industries
while providing career opportunities
that enable people to improve their
living standards.

Land Use

Current land use at the site is primarily
agricultural with some low density
residential.

The southeast area of the City where
Innovation Mile is located is defined as
an Immediate Growth area in the Plan’s
future land use section.

Thoroughfare Plan

A new interchange at Cyntheanne Road
should be considered .

Continuing 141st Street east from
Prairie Baptist Road to Atlantic Road is
being considered.
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2021 NOBLESVILLE PARKS MASTER PLAN

The plan establishes a goal of providing

13.6 acres of park space per 1,000 residents.
To reach this goal, the City needs to create
an additional 264 acres of park space over
the next 10 years.

Administrative Division

» Goal 1. Placemaking and Preservation
» Goal 3: People & Play

Park Maintenance Division

» Goal 1. Assure the best possible park
experience for all segments of the
population

» Goal 3: Create a program that will
promote the growth of native trees and
plants within our parks system

Recreation Division

» Goal 3: Purposefully create a culture of
innovation and excellence

Innovation Mile Master Plan

ALTERNATIVE TRANSPORTATION PLAN

Defines pathways, greenways, and trails as
part of protected open space managed for
conservation, recreation, and alternative
transportation purposes.

Stresses the importance of trails and
greenways on recreation, open space, public
health, and the environment.

Although it references increasing
connectivity, the focus is not on urban
transportation but on recreation.

UNIFIED DEVELOPMENT ORDINANCE

According to the Unified Development
Ordinance, the site is located in the
Corporate Campus Planned Development
District (CCPD). The purpose of this district
is to encourage economic development
activity and high quality, well-integrated
development. There are nine subdistricts
within the CCPD, each with subtle
differences in preferred build form.



This is Logan Street over White River,
now often called the ‘Bridge of Flowers’

03 | Existing Conditions 14
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ECO-REGION

The site sits in the Temperate Broadleaf Mixed Forest biome within the Southern
Great Lakes Forest Ecoregion. The latter has been converted from a formerly
deciduous forest (primarily made up of beech and sugar maple) to primarily
agriculture. Since the ecoregion lost more than 90% of its pre-settlement
vegetation and only around 1% of its area is protected, little old-growth forest
remains. In the ecoregion, the majority of remaining wetland and aquatic habitats
are degraded, though some still contain biologically significant faunas.

Innovation Mile Considerations:
Protect and expand existing remnants of natural vegetation where possible.
Plan for the local acquisition of conservation lands where possible.
Encourage the use of locally appropriate vegetation in landscaping elements.

CURRENT AND FUTURE
LAND USE IMPLICATIONS
Current land use is described as
“agricultural,” "single-family,”
and “vacant.” Immediate growth
concentration centers on land
between SR 38 and Fall Creek
Township (including the site).
Future intentions from both

the county and city plans show
growth radiating to the north.
Future land use designations

on the site are “Innovation/
Flex MU” and “Production”
categories. Small areas of
“Commercial Corridor” and
“Commercial Regional/Hwy"
frame the intersection with
Cyntheanne Rd and 1-69.

HYDROLOGY AND FLOOD PLAIN

The city uses Federal Emergency Management Agency (FEMA) standards for floodplain definition. FEMA defines
floodplains as areas that convey surface water from a storm event having a 1% chance to be exceeded in any one year
(also referred to as the 100-year flood).

There are more than 5,000 acres of floodplains and 900 acres of wetlands within the Noblesville planning jurisdiction.
Within the proposed Innovation Mile site, more than 165 acres are within the Mud Creek floodplain.

Innovation Mile Considerations:

Mud Creek is characterized in the City's floodplain designation as a “Rural Corridor Floodplain.” This designation
denotes where higher floodplain impact uses are more feasible due to a combination of low existing development
pressure and ample land available to allow for proper impact mitigation.

Permitted uses in the floodway are bridges, trails and greenways, open space, and simple crossings. Encouraged
improvements include removing invasive plants, creating parks and trails, and increasing access to the river.



PARKS, GREEN SPACE AND VEGETATION

The Mud Creek waterway appears to have been
channelized in places but is well-buffered by mature
and healthy forest and vegetation on either side as
it passes through the site. The closest public park
to the site is Finch Creek Park, a three-mile drive to
the northwest. This park is a large, community-style
park with pickleball courts, basketball courts, an
event lawn, playground, and splash pad.

Innovation Mile Considerations:

Mud Creek presents great opportunity for public
open space preservation.

While the City has many traditional parks
like Finch Creek Park, there is a need to add
naturalized public open space to their network.

TOPOGRAPHY AND SOILS

The site sits on relatively flat topography, ranging
from 815’ to 855’ above sea-level. The most
prominent feature is Mud Creek which bisects the
site. The western half has more gentle terrain than
the eastern half, although no significant topography
exists besides that around Mud Creek.

The dominant soil profile, approximately 42% of
the site, is of Crosby silt loam, a fine-loamy subsoil
on shallow slopes. Second to this is Cyclone silt
loam, which is found on 24% of the site. Both are
described by the USDA's National Cooperative Soil
Survey as “somewhat poorly draining.”
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SITE CONSTRAINTS

Y Noblesville's electrical services are
@ provided by Duke Energy. Within the area
slated for the Innovation Mile development,

electrical lines are limited and sparse. Moreover,
the current infrastructure is approximately
more than 50 years old and single-phase. Given
the potential demand creation of Innovation
Mile, the electrical infrastructure in the area
will need significant upgrading, build-out, and
overall investment.

Land use designations (e.g. commercial,
industrial, residential, etc.) require varying levels
of power, making land use a primary driver of
the level of electrical investment needed. To right
size the power infrastructure, it will be critical to
engage Duke Energy early on and throughout the
development process to discuss land uses and
their associated densities within Innovation Mile.

Innovation Mile Considerations:

There is an electrical substation in the northwest
corner of the district that is earmarked for
distribution capability around Hamilton Town
Center but not for a new development like
Innovation Mile. It may be the case that a new
substation will need to be planned to support the
additional capacity needs of Innovation Mile.

Duke Energy noted that any new major loads
(>10 MW) will require a new substation. Such
loads would further impact land required for
electrical facilities, approvals for cabling, and
lead-time for transformers (approximately one
or more years). In such case—and in order for
Innovation Mile to be a critical deciding point for
the new substation’s area supply and location—
Duke Energy will need solidarity on the project’s
commitment from the City of Noblesville.

The consideration of renewable energy supply and connection to the grid will require further
review of policies dictated by Duke Energy.

Duke Energy noted that any new major loads (greater than 10 MW) will require a new substation.

Joint trenching with a telecommunications and cable network and other service providers during
the initial lay-out of district services is recommended.

a . Innovation Mile's primary water provider
¢ -3 is Indiana American Water (INAW), a

subsidiary of American Water Company. The
water utility company has a strong presence in
Noblesville and has met the increasing demand
caused by population growth within the last
decade with enhancements and investments to
the water infrastructure.

The company has committed to ongoing and
future investments like an $18 million water
treatment facility and storage tank completed in
2020. The new plant can provide approximately
three million gallons of filtered drinking water

Innovation Mile Considerations:

and was constructed to be easily expanded as
future demand requires. The facility is one of
three treatment plants serving the Noblesville
community. INAW Noblesville expects to continue
expanding services in the future. This is a good
sign for a large development like Innovation Mile,
which will further expand the services required,
because INAW signals it is prepared and can
accommodate growth.

Since INAW's Noblesville system has a lot of new
development occurring, a significant declining
trend has not been observed and is not expected
in the planning horizon.

There is limited availability of INAW provided services on the land where Innovation Mile will

be located, thus INAW should be engaged as a partner during development to ensure new water

infrastructure is right-sized for the share of land uses within Innovation Mile.

Innovation Mile Master Plan



@ The limits and scope of Innovation

‘ Mile's sewage responsibilities are
spelled out within the Interlocal Agreement for
Sewage Works between the City of Noblesville

Mud Creek Interceptor as to not exceed capacity
of either the 24" Mud Creek Interceptor located
within the slated area, but also the receiving
Lift Station on Olio Road.

and City of Fishers, executed December 7, 2021.
The figure in Appendix C represents the areas
serviced by each provider as well as a planning
level schematic for future sewer needs. While the
western portion of the land served by Noblesville
Utilities has an existing sanitary sewer with
capacity for expansion of Redevelopment Area 1,
a northern sanitary main will need to be
constructed by the City of Fishers to service

the rest. The area served by the Fishers utility
will need to conduct a detailed analysis of the

Enforcement of site stormwater requirements
will be the responsibility of the City of Noblesville
during the ULURP process. The figure in
Appendix B represents a detailed planning
level detention network with sub shed areas
and routing to planned detention facilities. This
preliminary detention pond layout provides

a path forward for developers and the City of
Noblesville to realize the constraints within
Innovation Mile and provide guidance to
maximize build out.

Innovation Mile Considerations:

Early coordination with the relevant utilities is necessary to plan for sewer systems, stormwater
collection, and associated treatment processes.

Flow meters should be installed to track existing average flow rate and wet weather peaking
factors of the Mud Creek sewer shed.

A detailed survey should be conducted during development planning that considers the existing
Mud Creek interceptor and how it may impact future build out capacity.

as the general mobility of future residents and
tenants. Below are considerations and how they
impact early development of the district.

@ The current road layout around

Innovation Mile dictates some key
constraints for early site planning regarding
service provider and utilities access as well

Innovation Mile Considerations:

The site is accessible solely from the western end via |-69. This may be leveraged for early

on development of the western side for initial project phases. Areas for transportation and
manufacturing on the east side of Mud Creek will hinge heavily on a new interchange or road
network improvements. Without this new connection, potential development in the near-term is
limited to the west side of Mud Creek.

The limited access to the south side of [-69 also creates access constraints for the development.
Due to this constraint, all service and utility provider connections will primarily be planned
through the west end of the site. For consideration, this might cause mobility congestion.

While there are new developments being constructed and planned for north of the site, there is
a lack of connectivity to these areas because of the existing road network. In order to connect to
these areas, Innovation Mile would require an access road or trail connectivity trail connectivity
and would benefit from a new interchange at Cyntheanne Road.

A noteworthy goal of the Innovation Mile district is to be a pedestrian-friendly, walkable, and
bikeable district. To accomplish this, an objective of the district layout is to incorporate mixed-
use trails and bicycle paths to serve non-vehicular uses. While new paths can be planned for
and built within the district, there is poor bike and pedestrian path connectivity into and out of
the site currently. Therefore, the building of new pedestrian infrastructure should be planned in
accordance with other initiatives to improve this connectivity across the City of Noblesville so a
greater connectivity system is created.

03 | Existing Conditions
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Employment Analysis

A workforce analysis was conducted in order

to understand the competitive position of the
Innovation Mile district. Ability to effectively
recruit qualified employees by offering a
convenient location and short commute is a key
consideration companies will consider when
choosing to locate in the district. Using US
Census Bureau data from Country Business
Patterns 2019 (latest available year) and 2009
(10 years prior) data, an employment analysis
of Hamilton County illustrates a highly educated
and technically skilled workforce living and
working on the northern and northeastern sides
of the Indianapolis metro region. Workforce
analysis by 2-digit NAICS Code shows three
distinct industry clusters. The results of this
analysis are shown in Figure 3-1, and industries
can be described by four categories: up and
coming, active, mature, and off-radar.

Up & Coming: Above-average growth;
below-average concentration (upper-left

Hamilton County Employment Analysis 2009 - 2019

quadrant in Figure 3-1). Industries in this
quadrant are in a growth phase, building
on a critical mass of talent before reaching
saturation.

Health Care and Social

Transportation and Warehousing

Active: Above-average growth and
concentration (upper-right quadrant

in Figure 3-1). These industries often
represent the market's specialization(s),
with the deepest talent pools and brightest
growth forecasts. Competition is often
fierce, placing growth pressure on wages.

Professional and Scientific
Finance and Insurance

Management

Mature: Below-average growth; above-
average concentration (lower-right quadrant
in Figure 3-1). Industries are either very
large and experiencing slow growth on a

Bubble size = Number
of employees in industry
(2019 estimate)



percentage basis, or simply decreasing in
competitiveness to other, “hotter” markets.

» None

4. Off-radar: Below-average growth and
concentration (lower-left quadrant in
Figure 3-1). Industries in this quadrant are
not generating much activity. There is often a
tiny pool of specialized talent but companies
can be protected from competition.

» Information

Occupation Analysis

While Employment Analysis is based on job
location, Occupation Analysis identifies where
workers live. Using US Census Bureau American
Community Survey (ACS) 2011 and 2021 data,
the analysis indicates that most people with
jobs on the northern and northeastern sides of
the metro region also live on the northern and
northeastern sides of metro region. As people
generally like to keep their commutes as
short as possible, these job-housing clusters
typically form around job centers such as the

FIGURE 3-2. Hamilton County Occupation Analysis 20011 - 2021

proposed Innovation Mile district. By analyzing
percent growth of employees between 2011
and 2021 versus employee concentration in the
area, it is possible to determine four distinct
industry categories:

= Up & Coming (upper left quadrant in
Figure 3-2)
» Maintenance and Repair

» Transportation and Warehousing

= Active (upper right quadrant in Figure 3-2)
» Engineering, Computers, Science
» Finance and Management
» Education, Legal, Arts, Media

» Healthcare

= Mature (lower right quadrant in Figure 3-2)

»  None

= Off-radar (lower left quadrant in Figure 3-2)

» None

Bubble size = Number
of employees in industry
(2019 estimate)
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The following are key takeaways from the
Existing Conditions Analysis:

Regulatory and Policy Conditions:

Innovation Mile provides the opportunity to
address several of the most critical needs

identified in existing City of Noblesville plans

and polices, including:

Meeting the demand for “suburban
mixed use housing.”

Providing high quality jobs and
housing for the post-grad millennial
demographic that have played a
major role in Noblesville's population
increase.

Bringing more jobs in innovative fields

to Noblesville.

Meeting the growing demand for
park space.

Improved access to non-motorized
transportation options.

Build on existing land use plan and
foster pattern more conducive to a
campus-type envrionment.

EXISTING CONDITIONS KEY TAKEAWAYS

Physical Conditions:

Innovation Mile has an opportunity to take
advantage of unigue site conditions along
Mud Creek and its peripheral floodplain.

The topography of the site is mostly flat
ranging from 815 to 855" above sea level.

Building within the Mud Creek floodplain
will be limited to pass through uses such as
bridges, trails, and retained natural spaces.

Site Constraints:

There is a distinct lack of existing utilities,
sewage, and water infrastructure that
will need to be addressed during site
development.

The City of Noblesville should consider

Duke Energy, Indiana American Water, and
the Fishers Water Quality Team partners in
addressing site constraints. Doing so will
provide an opportunity for design efficiencies
and cost savings.

Lack of transportation access poses an
opportunity for improved vehicular and non-
motorized connectivity.



Employment and Occupation Conditions:

People in the labor pool who reside in

Hamilton County specialize most in Scientific,

Technical, Finance, and Management.

The growth in employment in tandem with
the growth in population over the past
decade in Hamilton County indicates that
Innovation Mile has strong talent pool to
build from a variety of industries. The labor
pool ties very well to the types of land uses
(mixed-use, commercial, residential, retail,
and potential for industrial uses) that might
exist within the district.

Noblesville, and therefore Innovation Mile,
is in a strong position to pursue innovation
companies with a science, technology,
engineering, and mathematics (STEM) focus.

The targeted talent pool within the Central
Indiana region exists primarily in the
northern section of the greater Indianapolis
metro area. This means that commutes

for this talent pool are compatible with the
location of Noblesville and Innovation Mile.

A potential hurdle for attracting STEM and
other targeted labor pools to Innovation
Mile is pivoted on marketing: while the labor
pool exists, the ecosystem of STEM and
innovation needs to be promoted to a wider
audience.
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MASTER PLAN

INTRODUCTION TO THE MASTER PLAN

Working through the visioning process with

the City and building on the existing conditions
review, the Innovation Mile Master Plan provides
a comprehensive and strategic physical and
policy framework for the development and
growth of the district to intentionally foster
innovation, creativity, and entrepreneurship.
The master plan also seeks to establish an
environment that will bring new businesses,
research institutions, and stakeholders together
in a unigue campus environment that will
encourage collaboration, the sharing of ideas,
and leveraging of resources to the benefit of all
within the area.

The driving concept behind the Innovation Mile
Master Plan is to create a dynamic and thriving
innovation hub and community of innovators
who can work together to drive progress in their
respective fields and further the economic goals
for the City of Noblesville. The Innovation Mile

Master Plan provides the policy infrastructure
necessary to support innovation and
collaboration to help unlock the full potential of
the creative and entrepreneurial individuals who
will call it home.

The Innovation Mile Master Plan is premised

on a series of detailed innovation strategies

that include land use, mobility, smart district,
sustainability, and placemaking strategies. The
strategies are more detailed layers of policy,
requirements, and recommendations that will
aid the City and Redevelopment Commission
Agency in implementation of the master plan

on an incremental and day-to-day basis. The
innovation strategies are expanded upon in later
chapters of this report. This section of the report
will provide an overview of the urban design
principles and concept plan for the Innovation
Mile district.
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Map of the Urban Design Principles

The master plan concept and strategies

are founded on a collection of urban design
principles that were developed and evolved
with the City and stakeholders during the
master planning process to achieve the vision
for the Innovation Mile area. The urban design
principles are reflective of the development,
land use, and infrastructure strategies and other
physical relationships that will be important

to achieve the vision set forth in this master
plan. Urban design principles range from the
identification of nodes and areas of activity to
links and connections to adjacent areas such as
Hamilton Town Center and location of gateways.

No plan will evolve precisely as drawn on a
master plan, thus it is the intention of these
urban design principles to provide the City with
overall guidance on the physical strategies that
have been employed in the master plan concept.
Should the need arise to reconsider layout and
massing or new opportunities for development
arise during implementation, these principles
can be utilized by the agencies to review and
debate the merits of any given proposal and

its ability to help achieve the vision for the
master plan.



Furthermore, the urban design principles are = Principle #4: Expand development north of
not regulatory, but rather they are aspirational the district core.

and advisory in nature. The following urban
design principles apply to the Innovation Mile
Master Plan:

= Principle #5: Create strong north-south
connections to the district core.

= Principle #6: Establish a “soul” for the
= Principle #1: Create distinct nodes of activity district near Mud Creek.

within the district. _ _
= Principle #7: Provide a hierarchy of

= Principle #2: Provide a unigue east-west gateways at district boundaries.

connection through the district. o _
= Principle #8: Increase connections between

= Principle #3: Foster a "heart” and core for the district and the adjacent areas.
innovation in the district.

04 | Master Plan




Principle #1: CREATE DISTINCT
NODES OF ACTIVITY WITHIN THE
DISTRICT.

The master plan proposes to create two
distinct nodes of activity and development
within Innovation Mile, including a new “Heart
for Innovation” along East 141st Street near
the City-owned parcels and a “Soul for the
Community” near the Mud Creek area. By
creating distinct anchors along 141st Street,
the plan seeks to unite the 2-mile district into
a more cohesive place that serves growth for
innovation uses and serves as a major amenity
for the existing community.

Principle #2: PROVIDE A UNIQUE
EAST-WEST CONNECTION THROUGH
THE DISTRICT.

The master plan proposes to provide a

unigue east-to-west connection through the
Innovation Mile district along 141st Street to
link the district from Olio Road to Cyntheanne
Road. By transforming 141st Street into a
special experience that contrasts the linear
and regularized system of roadways in the
surrounding areas, Innovation Mile can build a
unigue character and identify for the area while
also linking the gateways to the nodes through
a variety of diverse land uses proposed for

the area.

Principle #3: FOSTER A "HEART”
AND CORE FOR INNOVATION IN THE
DISTRICT.

The master plan proposed to focus and facilitate
more intense land use development and public
space infrastructure both north and south along
141st Street on City-owned parcels to serve as
a catalyst for investment in the area and “heart”
of innovation within Innovation Mile. Realizing
this anchor at the center of the district will
establish a new campus-like environment, build
the brand and identity, and foster growth north
and south of the core. The “Heart” of the district
will emphasize activated public spaces and
outdoor dining.

Principle #4: EXPAND DEVELOPMENT
NORTH OF THE DISTRICT CORE.

The master plan proposes to expand
development, mobility, and connectivity out from
the core of Innovation Mile to leverage visibility
from 1-69 to the south and integrate with future
planned uses to the north. Increase flexibility for
innovation south of 141st Street to allow a range
of densities and uses while treating [-69 as
prime frontage. Increase density and mixed-uses
north of 141st Street to leverage the core while
actively transitioning uses to better integrate
with planned development in the future.

04 | Master Plan
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CREATE STRONG
NORTH-SOUTH CONNECTIONS TO
THE DISTRICT CORE.

The master plan proposes to establish strong
pedestrian, bicycle, and mobility connections
from Innovation Mile to the north by utilizing the
existing electric utility easement and creating a
signature street that links the innovation core
with the center of the planned development.
Multiple connections to the north will enhance
mobility, provide better access, increase use of
active transportation, and enhance the campus-
like experience that Innovation Mile is seeking
to create.

ESTABLISH A “SOUL”
FOR THE DISTRICT NEAR MUD
CREEK.

The master plan proposes to preserve and
enhance the “soul” for Innovation Mile and
create a gathering place for the community near
T41st Street in the Mud Creek area. This area
will contain a variety and mixture of uses and
amenities that are easily accessible from other
areas of the district including preservation of
forests, restoration landscapes, nature trails,
and farm play areas north and more active
uses such as boardwalks, recreation, gathering
and picnic areas, creek play area, and disc golf
course to the south.

PROVIDE A HIERARCHY
OF GATEWAYS AT DISTRICT
BOUNDARIES.

The master plan proposes to create a hierarchy
of gateways at the boundaries Innovation

Mile that will provide a distinct identity for

each point of entry. To the west, the primary
entrance from Olio Road will immediately
immerse visitors in a mixed-use, innovative
environment with active spaces and places. To
the north, a more residential and conservation
environment creates a soft entrance to the area
that transitions into the core. Finally, to the east,
the future gateway provides a more industrial
and freight-focused entrance to serve the entire
district in the long-term.

INCREASE
CONNECTIONS BETWEEN THE
DISTRICT AND ADJACENT AREAS.

The master plan proposes to create new multi-
modal connections between Innovation Mile and
adjacent destinations such as the Hamilton Town
Center, St. Vincent Fishers Hospital, Ruoff Music
Center, and eventually to Downtown Noblesville
and other destinations. A proposed circulator
linking the destinations and places internally
and externally will reduce congestion, improve
sustainability, and provide the type of local
mobility options that are desirable by visitors
and tenants in Innovation Mile.
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FIGURE 4--2. Innovation Mile Concept Plan Map
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CONCEPT PLAN

To create a dynamic business and technology
hub in the City of Noblesville, it will be critical to
transition the physical environment from rural
farmland into a sustainable campus experience,
including a transformation of land use practices
and infrastructure on the site in a way that

will build a distinct sense of place and create

a space for creativity and collaboration. Each
development decision and infrastructure project
should contribute to this sense of identity,
interconnectivity and walkability through
projects that actively build and shape the public
realm and brand for Innovation Mile.

Innovation Mile Master Plan

The Innovation Mile concept plan seeks to

do this by rethinking the existing east-west
alignment of 141st Street to establish a
unigue curvilinear street that creates special
moments along its length and organizes the
site in @ manner that will link all the major
destinations within the district. To the west, a
new “heart for innovation” with a large multi-
use public plaza establishes an anchor for the
district along 141st Street and new gateway
to the district. The district core is built around
a corporate headquarters and mixed-use area
and an interconnected grid of streets moving
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north, along with a new special boulevard street
that will eventually link north into a future
development. To the south, campus moves

from corporate headquarters to more flexible
innovation uses such office, light manufacturing,
and other range of commercial uses.

Moving east from the central square, 141st
Street moves north from its original alignment
framing a new mixed-use office and corporate
headquarters district that is linked north and
south by a new trail system in the existing utility
easement. New public spaces, walkable streets,
and shared pedestrian- and bicycle-only paths
link the areas visually and physically back to the

e e s Sy e e ey

| el

innovation core. To the northwest of innovation
core, similar corporate headquarters and
innovation uses fill out the western portion of
the site and create new walking and biking links
Ruoff Music Center and establish a mixed-use
entry that will create stronger relationships to
the existing BorgWarner building and on-going
City projects.

Moving to the east, commercial and office uses
transition to more framework uses flanking
141st Street and eventually immerses the
district into a new “soul for the community” that
is centered around Mud Creek. To the north of
141st Street, the area should be conserved, and

04 | Master Plan
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the environment restored with low-impact trails
and nature play activities that provide passive
amenities for the community. To the south of
141st Street, a new community and nature
center will connect with trails, boardwalks,

and viewing areas, as well as disc golf, active
recreation opportunities, a preserved cemetery,
and other lively uses accessible to the public. A
new bridge crossing Mud Creek and a separate
shared-use path will provide access from the
more eastern areas of the district back to the
innovation core.

Continuing to the east, the Mud Creek area
opens up from the woodlands and 141st Street
returns to its original intended alignment
connecting all the way to Cyntheanne Road.
The easternmost area of Innovation Mile is
considered a long-term planning opportunity
and is somewhat dependent upon the addition
of a future interchange at Interstate 69.

Innovation Mile Master Plan

Given improved access to |-69, the area is
recommended for expanded innovation uses
such as light industrial, flexible innovation,
distribution, and larger footprint uses that are
supportive of the Innovation Core.

The concept plan for Innovation Mile and
associated strategies in the following section
provides guidance on layout for land use, street
design, and open spaces within the district, as
well as guidance on specific tools for maobility,
technologies, sustainability, and placemaking
that should be including during detailed design
of infrastructure, development proposals, and
during plan commission reviews.

Land Use Strategies: This element of the
master plan provides the requirements and
district recommendations for development
including building height, setback, ground floor
use, upper floor use, and requirements for
land use character and urban form, as well as
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other requirements for building typologies that
include floorplate sizes, floor heights, facade
articulation, transparency, lighting, landscaping,
and other specific requirements for buildings.

Mobility Strategies: This element of the master
plan provides the requirements and district
recommendations for interconnectivity within
the campus, such as the basics for subdividing
land, the design and configuration of streets,
location and connectivity of the trail network,
and location for a circulator.

Smart District Strategies: This element of

the master plan provides the requirements

and district recommendations for new
technologies and smart systems that will create
an environment to attract investors, foster
innovation, and create an environment that truly
inspires creativity.

Sustainability Strategies: This element of the
master plan provides the requirements and
district recommendations for improvement that
will enhance resiliency of the site and provide
more clarity on sustainable infrastructure
systems and more opportunities for sustainable
live-work-play lifestyles.

Placemaking Strategies: This element of the
master plan provides the requirements and
district recommendations for open spaces,
parks, and shared spaces within the campus
including the location and type of amenities,
seating, landscaping, public art, branding, and
other elements that will boost district identity
and provide active and exciting destinations for
visitors and residents alike.

04 | Master Plan




A view of the proposed
“heart” of Innovation Mile
along 141st street.
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INNOVATION STRATEGIES

The following strategies apply to the Innovation Mile Master Plan and should be utilized during
future phases of work to ensure the vision for the area is accomplished and that the actions of
implementation agencies and coordination of private development within the area are aligned. The
five innovation strategies include the following:

LAND USE STRATEGY

MOBILITY STRATEGY

SMART DISTRICT STRATEGY

SUSTAINABILITY STRATEGY

PLACEMAKING STRATEGY
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View of the heart of Innovation Mile

Introduction to the Land Use Strategy

The master plan concept is built on a future land
use strategy that will help to realize the vision
over the long term and guide agency decision-
making regarding the quality and character

of future development within the District and
along 1-69. The intention of this future land use
strategy is to create a new hub for innovation
on the city-owned parcels located immediately
adjacent to 141st Street that will foster the
growth of Innovation Mile from Olio Road to
Cyntheanne Road over time.

The land use strategy was designed to provide
the City with a flexible approach to land uses
that will require specific uses in some areas

and allow for market responsivity in others.

For instance, the core along 141st Street will
become the center and “heart” of the innovation
district, thus it will be important that the City
require active ground floor retail, commercial
spaces, and lively entertainment spaces that

will contribute to the vibrancy of the new public
square and impact the immediate experiences
and perceptions of the area and transform
market potential. Additionally, areas of the
district in which the City invests in infrastructure
should be leveraged to the maximum extent
possible so that new development will create the
most economic impacts.




Beyond these more use-regulated areas, the
land use strategy seeks to provide the City a
broad range of flexibility with respect to land
uses and associated design standards. This

is accomplished by requiring more intense

uses in areas where the City wants to create
activation and remaining more flexible in others.
For example, the City will allow ground floor
commercial use along I-69 or along the revised
route for 141st Street, but will not require it

to be provided in all case. By retaining the
opportunity to include more intense land uses
the City allows for flexibility for the development
community to respond to the market but do

not preclude them from providing a unigque or
engaging new type of use outside of the core.

As part of this land use strategy, a system

was created to provide the City both flexibility
with regards to land use and more specificity
with regards to the quality and character

of architecture within the area. Quality and
character are often debatable; however, there
are many baseline and fundamental land use
controls that can be put in place that will support
this project goal, specifically the use of building
types with clear requirements for form, massing,
orientation, transparency, and other external
features. The building types are also allowed
within multiple different land use categories, thus
increasing flexibility for the City and development
community. The land use strategy is illustrated
on the future land use plan on this page.
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FIGURE5-2.  The Future Land Use Plan Map

Legend | Land Uses

I Campus A - Mixed-Use Headquarters / Office I Residential A - Mixed-Use Residential
Residential B - Multi-Family Residential
I Light Industrial / Manufacturing

I Campus B - Headquarters / Office
(includes all allowable in Campus A)

[ Campus C - Headquarters / Office OR Industrial mmm Community / Institutional
Flexible (includes all allowable in Campus B)

THE LAND USE SYSTEM

Overview of the Land Use System Components
Based on the principles of form-based

coding best practices, the land use system

is constructed using four fundamental
components: a future land use plan, a street
hierarchy, character districts, and building
typologies. Each component provides an

TABLE 5-1.  Land Use System Components

B Public Space A - Conservation Areas
Public Space B - Unprogrammed Open Space Areas
Public Space C - Formal Landscape / Hardscape / Multi-Use Areas

increasing level of detail regarding the location,
character, and detailed requirements for
development within the area. The land use
strategy and transportation strategy for the area
are intentionally integrated and an overview of
these components are as follows:

Assigns the land uses within
the study area by parcel.

|dentifies the applicable
street hierarchy applicable

to each parcel. requirements.

Establishes future network
of streets to frame growth.
Provides a reference point
for assigning more detailed

Establishes intention and Establishes a range of
unique character within allowable building typologies
the area. by character district.
Provides requirements for
buildings such as floorplates,
facades, projections,
transparency, and materials.

Provide requirements for
land uses such as heights,
setbacks, and uses.

Innovation Mile Master Plan



About the Future Land Use Plan

The main organizing principle behind the land
use strategy is the proposed street network.
The street network, which is further detailed

in the mobility strategy section of this report,
will provide a framework for the growth for the
area and character is defined based on a parcels
relationship to that network. The role of the
future land use plan is to identify each (future)

parcel of development within the area and

the associated character district that will help
achieve the vision for the area. The future land
use plan also identifies the street types that are
associated with each parcel that will guide more
specific requirements for the character districts
and building typologies.



View of the Special Boulevard Street Looking North Through Innovation Mile

About the Street Hierarchy

The proposed street network throughout the
district uses four street types to organize

the land uses and assign more detailed
requirements. This street hierarchy is intended
to inform the land use and development
related to the street and open space network
by organizing the streets into an order

based on function, connectivity, capacity,

and character. At the highest level, primary
streets are a major determinant for character
and activity within Innovation Mile. Primary
streets are generally located on major public
spaces and shape the core brand and identity
for the area, including streets such as East
141st Street and the new signature boulevard
connecting north into future development.

The Street Hierarchy Map

Legend | Street Hierarchy
Il Primary Street

=== Secondary Street

® @ @ Non-Motorized Street

- = Potential Alleys

Other streets seek to provide additional modes
of transportation, allow for service, and access,
and increase flexibility for the development
moving forward. For example, potential alleys
are provided as a tool to allow individual
decisions regarding land subdivision to increase
access, hide parking internal to the blocks,

and allow for flexibility in the overall footprint
of development. Depending up on the type of
street and the types of intersecting streets,

the regulations for land use and building

type requirements are adjusted to ensure

that @ minimum level of urban design and
architectural sensitivity is provided throughout
Innovation Mile



The street hierarchy applicable to Innovation Mile includes:

PRIMARY STREETS

Primary streets are generally key streets and rights-of-way where we
want to require and encourage activity and use that captures the brand
and identity of Innovation Mile. These are also streets that would
necessitate more “zero lot line” or urban frontages, lots of entrances,
increased transparency, and other requirements that will shape a vibrant
public realm. The role of the primary street is to maximize the impacts of
economic development within the area and serve as main streets
through the area connecting Olio Road to Cyntheanne Road. These
streets must balance vehicular and non-motorized traffic and may
necessitate a range of traffic calming tools (such as speed tables near
the public square) and safety measures.

SECONDARY STREETS

Secondary streets generally support and service streets and rights-of
way where the City seeks to retain some flexibility to serve the district,
provide loading and service, access parking, and remain flexible to
market needs. When interacting with primary streets or non-motorized
streets, the role of the secondary street is to maintain connectivity and
provide ancillary economic development impacts through the addition of
satellite nodes throughout the innovation district.

NON-MOTORIZED STREETS

Non-motorized streets consist of shared use areas and rights-of-way
throughout the district that should be included to preserve and enhance
cross-district connectivity for pedestrians, cyclists, and other non-
motorized means. Non-motorized streets should create links between
nodes, key buildings, and public spaces to create a cohesive district.

POTENTIAL ALLEYS

Potential alleys or rights-of-way are included to provide future
development with options in terms of land subdivision and access points
for parking, loading, service, and other identified needs. Potential alleys
will help to break down blocks and foster increased walkability due to
the reduction in overall block size and scale.

FIGURE 5-5.  View Looking South Over Innovation Mile
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About the Character Districts

Character districts are the first point of
regulation within the land use system. On
principle, there are five types of character within
the area: campus uses, residential uses, light
industrial/manufacturing use, community/
institutional uses, and public spaces. Some of
these different character districts are subdivided
into additional categories based on slight
variation in character. For instance, there are
three types of campus uses and two types of
residential uses. The intention of the character
district element is to provide a base level of
requirements for urban form and structure
within the Innovation Mile area, including more
specific requirements for building height ranges,
building fagade setbacks from primary and
secondary streets, upper floor building setbacks,
allowable ground floor uses, and allowable
upper floor uses. Each character district
includes a clear set of criteria that should be
applied during planning review.

One specific point to note about the character
districts is regarding the proposed campus

type uses. The campus uses—consisting of
mixed-use corporate headquarters, offices, light
manufacturing uses, and other innovation uses—
have been intentionally structured to allow for

flexibility for the developers. This means that
the City have included strong requirements for
active ground floor uses and more impactful
urban form within the core of the area where
the City wants to make the most impact, while
also leaving flexibility for developers to make
incremental decisions outside of the core based
on market demand and tenant specifications

or needs. For example, Campus Type 1 is the
most intense district requiring ground floor
commercial, retail, and active spaces. While
Campus Type 2 does not require these types

of uses, it also does not preclude a developer
from providing these if that is an option. The
City accomplish this by allowing any type of
use allowed in Campus Type 1 to be provided in
Campus Type 2. Similarly, Campus Type 3 uses
are the most flexible, allowing developers to
introduce more manufacturing and industrial
type uses that might be supportive of the
innovation district. Within Campus Type 3 we
allow any use within Campus Type 2 which
allows any use within Campus Type 1. This
strategy that is intended to create an innovation
core without sacrificing opportunities that

may arise during implementation and unigue
developments outside the core that will capture
the mission of the master plan.



Land Use Character applicable
to Innovation Mile include:

Campus Type 1 Uses (C1) - Innovation Core

Campus Type 2 Uses (C2) -
Innovation Gateway

Campus Type 3 Uses (C3) - Innovation |-69

Residential Type 1 Uses -
Mixed-Use Residential (R1)

Residential Type 2 Uses -
Multi-Family Residential (R2)

Light Industrial/Manufacturing Uses (LIM)
Community/Institutional Uses (CI)

Public Space Type 1 Uses (P1) -
Formal Public Spaces and Parks

Public Space Type 2 Uses (P2) -
Unprogrammed Open Spaces

Public Space Type 3 Uses (P3)
- Conservation Areas

About the Building Typologies

The second point of regulation in the land use
system is the building typologies. The term
“building typology” is almost always debated

in the fields of planning and urban design

and rarely defined by the same terms. For the
purposes of this master plan, the term building
typology is referred to as the categorization

of a development project according to similar
building form, use, and functional characteristics.
Typically, building typologies become established
within a community over time and based on the
fabric of urban development that is established
in a particular context. The building typologies

identified here share some of those similarities;
however, unigue building topologies have been
provided based on the aspirations of the City and
the necessity to provide more unigue typologies
that will build the character of Innovation Mile.

Additionally, the building typologies will provide
the City with a set of more detailed criteria

for each development project that will ensure
that each new building within the area aspires
to higher-level and quality of architectural
character and design that will meet the goals
of district. These design criteria will define
more nuanced details of the buildings including
typical floor plate widths, floor-to-floor heights,
facade articulation, projections, transparencies,
materiality, and landscaping and lighting.
Furthermore, the building typologies will
provide the developers with a visual example
of character and typical massing that will be
considered during planning review.

Building Typologies applicable

to Innovation Mile include:
Innovation / Headquarters Building (IH)
Mixed-Use Office Building (MO)

Shared Innovation / Flexible Building (IF)
Office Building (OF)

Mixed-Use Residential Building (MR)
Residential Apartment Building (RA)
Residential Townhome Building (RT)
Flexible / Manufacturing Building (FM)
Warehouse / Distribution Building (WD)



LAND USE CHARACTER

Campus Type 1 Uses (C1) - Innovation Core

Campus Type 2 Uses (C2) - Innovation Gateway
Campus Type 3 Uses (C3) - Innovation 1-69

Residential Type 1 Uses - Mixed-Use Residential (R1)
Residential Type 2 Uses - Multi-Family Residential (R2)
Light Industrial/Manufacturing Uses (LIM)
Community/Institutional Uses (CI)

Public Space Type 1 Uses (P1) - Formal Public Spaces and Parks
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CAMPUS TYPE 1 (C1) - INNOVATION CORE
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LAND USE INTENTION

The Campus Type 1 (C1) - Innovation Core land
use is principally intended to provide mixed-
use corporate headquarters and office area in
the heart of the district along 141st Street and
adjacent to the new public square. This district
requires active ground floor uses such as retail,
restaurants, bars, entertainment venues, event
lawns and other activated uses with offices
and headquarters type uses on upper floors on
all streets within the Street Hierarchy. District
requirements include:

Height (Stories/Feet)

Primary Street Build-

to-Line (Feet from
the Property Lines)

Secondary Street
Build-to-Line
(Feet from the
Property Lines)

Upper Floor
Setbacks (Feet)

Allowable Ground
Floor Uses

Allowable Upper
Floor Uses

Finished Ground
Floor Level

Minimum of 3 stories
and 44"; and maximum
of 5 stories and 68'.

Zero Lot Line / 0 for building
facades; and minimum of

30" for structured parking
garages on upper floors.

0" to 10’ for building
facades; and minimum of
30’ for surface parking lots/
structured parking garages.

Maximum of 30’ from the
ground floor building fagcade.

Active commercial such as retail
shops, restaurants, bars, cafes,
and other commercial uses.

Offices and corporate
headquarters uses; and
structured parking uses.

Maximum of 6" above
the adjacent grade.
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CAMPUS TYPE 2 (C2) - INNOVATION GATEWAY
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LAND USE INTENTION

The Campus Type 2 (C2) - Innovation Gateway
land use is principally intended to provide a
more flexible district which will allow for a range
of innovation district uses such as headquarters,
offices, collaboration, innovation, and light
industrial uses with common or creative spaces
on the ground floor. Active ground floor uses are
only required within the district in areas where

a Primary Street or Secondary Street intersect
directly with a Non-Motorized Street in the
Street Hierarchy. District requirements include:

Innovation Mile Master Plan

Height (Stories/
Feet)

Primary Street
Build-to-Line (Feet
from the Property
Lines)

Secondary Street
Build-to-Line (Feet
from the Property
Lines)

Upper Floor
Setbacks (Feet)

Allowable Ground
Floor Uses

Allowable Upper
Floor Uses

Finished Ground
Floor Level

Minimum of 2 stories and 32’; and
maximum of 5 stories and 68'.

0" to 10’ for building facades;

and minimum of 30" for surface
parking lots / structured parking
garages on both ground and
upper floors.

10" to 20’ for building facades;
and minimum of 30" for surface
parking lots / structured parking
garages on both ground and
upper floor.

Maximum of 30’ from the ground
floor building facade.

Common spaces, creative
spaces, and lobbies allowed

on all ground floors; and active
commercial required for first 80’
of intersection of primary streets
or secondary streets and non-
motorized streets; and all uses
allowed in Campus Type 1.

Innovation uses and flexible uses;
Residential uses; and all uses
allowed in Campus Type 1.

Maximum of 6" above the
adjacent grade.




CAMPUS TYPE 3 (C3) - INNOVATION 1-69 CORRIDOR
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LAND USE INTENTION

The Campus Type 3 (C3) - Innovation |-69
Corridor land use is principally intended
to provide the flexibility within the district

and along the 1-69 corridor and allow for an
increasing range of innovation district uses
such as headquarters, offices, collaboration,
innovation, light industrial, and manufacturing
uses. Active ground floor uses are only required

within very limited areas where a Primary

Streets intersect, or a Secondary Street intersect

directly with a Non-Motorized Street in the

Street Hierarchy. District requirements include:

Height (Stories/
Feet)

Primary Street
Build-to-Line
(Feet from the
Property Lines)

Secondary Street
Build-to-Line
(Feet from the
Property Lines)

Upper Floor
Setbacks (Feet)

Allowable Ground
Floor Uses

Allowable Upper
Floor Uses

Finished Ground
Floor Level

Minimum of 1 story and 20"; and
maximum of 3 stories and 44

20" to 200’ for building
facades; and minimum of 20’
for surface parking lots; and
20’ for the first 80’ of primary
street building facades.

20’ to 200’ for building
facades; and minimum of 20’
for surface parking lots; and
20’ for the first 80" of primary
street building facades.

Maximum of 50’ from the ground
floor building facade, if provided.

Industrial and manufacturing
uses; and active commercial
required for first 80" of
intersection of primary streets
or secondary streets and
non-motorized streets; and all
allowed in Campus Type 2.

Industrial and manufacturing
uses; and all allowed
in Campus Type 2.

Maximum of 6" above the
adjacent grade for active
commercial uses; and maximum
of 6" above the adjacent

grade for other uses.
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RESIDENTIAL TYPE 1 (R1) - MIXED-USE RESIDENTIAL
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LAND USE INTENTION

The Residential Type 1 (R1) - Mixed-use
Residential land use is principally intended

to provide for an area of the district that will
add vibrancy and 24/7 activation immediately
adjacent to the core innovation area. This area
will be the main living area within Innovation
Mile and consist primarily of ground floor
commercial spaces with residential above.
District requirements include:

Innovation Mile Master Plan

Height (Stories/
Feet)

Primary Street
Build-to-Line
(Feet from the
Property Lines)

Secondary Street
Build-to-Line
(Feet from the
Property Lines)

Upper Floor
Setbacks (Feet)

Allowable Ground
Floor Uses

Allowable Upper
Floor Uses

Finished Ground
Floor Level

Minimum of 3 stories and 44'; and
maximum of 5 stories and 68'.

Zero Lot Line / 0’ for building
facades; and minimum of 30’ for
surface parking lots on ground
floors and structured parking
garages on upper floors.

0" to 10’ for building facades;
and minimum of 30" for
surface parking lots on ground
floors and structured parking
garages on upper floors.

Maximum of 30" from the
ground floor building facade.

Active commercial such as

retail shops, restaurants, bars,
cafes, and other commercial
uses; and common spaces
supporting residential uses such
as leasing, community rooms,
mailroom, and other amenities.

Multi-family residential only.

Maximum of 6" above
the adjacent grade.




RESIDENTIAL TYPE 2 (R2) - MULTI-FAMILY RESIDENTIAL
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LAND USE INTENTION

The Residential Type 2 (R2) - Multi-family
Residential land use is principally intended

to provide for a more intensive living district
adjacent to the core of the Innovation Mile. This
will provide a few different types of living options
from leasing to for sale and from apartments to
townhomes. District requirements include:

Height (Stories/
Feet)

Primary Street
Build-to-Line
(Feet from the
Property Lines)

Secondary Street
Build-to-Line
(Feet from the
Property Lines)

Upper Floor
Setbacks (Feet)

Allowable Ground
Floor Uses

Allowable Upper
Floor Uses

Finished Ground
Floor Level

Minimum of 2 stories and 32"; and

maximum of 4 stories and 56".

30’ to 130’ for building
facades; and minimum of 130’
for surface parking lots.

Maximum of 30’ for
building facades.

Maximum of 30" from the
ground floor building fagade.

Common spaces supporting
residential uses such as
leasing, community rooms,
mailroom, and other amenities.

Multi-family residential only.

Maximum of 3" above
the adjacent grade.
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LIGHT INDUSTRIAL/MANUFACTURING (LIM)
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Legend | Land Uses
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LAND USE INTENTION

The Light Industrial/Manufacturing (LIM)

land use is principally intended to provide a
range of flexible uses for the long-term that
will allow the eastern portion of Innovation
Mile to build out with more supportive

uses such as manufacturing, production,
distribution, and other innovation uses. District
requirements include:

Innovation Mile Master Plan

Height (Stories/
Feet)

Primary Street
Build-to-Line
(Feet from the
Property Lines)

Secondary Street
Build-to-Line
(Feet from the
Property Lines)

Upper Floor
Setbacks (Feet)

Allowable Ground
Floor Uses:

Allowable Upper
Floor Uses

Finished Ground
Floor Level

No minimum; and maximum
of 4 stories and 56'.

Not applicable.

Maximum of 30" for
building facades.

Maximum of 30" from the
ground floor building fagade.

Common spaces supporting
residential uses such as
leasing, community rooms,
mailroom, and other amenities.

Multi-family residential only.

Maximum of 3" above
the adjacent grade.




COMMUNITY/INSTITUTIONAL (ClI)
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Legend | Land Uses
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LAND USE INTENTION

The Community/Institutional (CI) land use is
principally intended to provide a very flexible

set of uses for the “soul” of the district along
141st Street and adjacent to the Mud Creek area.
District requirements include:

Height (Stories/
Feet)

Primary Street
Build-to-Line
(Feet from the
Property Lines)

Secondary Street
Build-to-Line
(Feet from the
Property Lines)

Upper Floor
Setbacks (Feet)

Allowable Ground
Floor Uses

Allowable Upper
Floor Uses

Finished Ground
Floor Level

No minimum; and maximum
of 5 stories and 68'.

Not applicable.

Maximum of 50’ for building
facades; and minimum of
50’ for surface parking

lots on ground floors