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Introduction

Carmel adopted its current Comprehensive Plan in
December 2022. A critical component of that Plan

is to create Subarea Plans to provide a localized
understanding of needs and opportunities, while
articulating the community’s vision to help guide
decisions around future growth and investment.

The subarea boundary for the Home Place plan was
guided by the development pattern areas mapped

in the Comprehensive Plan available online at
carmelcomprehensiveplan.com. Home Place is within

the East Neighborhoods development pattern, and
bordered by Downtown and Downtown West.

Subarea Plan Purpose

A subarea plan provides detailed guidance for
decision-making within a designated area (ex:

district, neighborhood, or cormmercial corridor). The
plan defines the area’s unique character, identity,

and potential programming. Where applicable, a
subarea plan finds ways to help address relevant
city-wide goals through local initiatives. In most cases,
recormmendations described by a subarea plan require
further action to be implemented.
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For example, a subarea plan does not:

» Change or update zoning regulations in the Carmel
Unified Development Ordinance or in Planned Unit
Developments:

» Alter the development approval process;

» Make design or land use decisions for individual
development sites; or

» Allocate funding for infrastructure, programs, or
organizations.

While the Home Place Subarea Plan describes the
context and proposed recommendations for City of
Carmel leaders and staff, a companion plan was created
to expand on the City's role and provide ways for Home
Place community members to have an active role in
shaping incremental changes over the next 10 years.

“This Is Home" is accessible online at ThislsHomePlace.

com. It establishes a broadly supported vision, provides
a place identity for the 106th & College commercial area,
launches a new Indiana Main Street organization to
guide how the identity is experienced, and coordinates
short and long-term improvements for the business
district and surrounding neighborhoods. The overall
goal shared by both plans is to create a thriving place
for all community members.


http://carmelcomprehensiveplan.com
https://yard.mysocialpinpoint.com/home-place
https://yard.mysocialpinpoint.com/home-place
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'I Planning Summary

Home Place Subarea Plan (2009)

Adoption of this 2025 Home Place Subarea Plan will replace the

2009 version, included in the 2009 Carmel Clay Comprehensive

Plan. Described as a town-like enclave undergoing redevelopment
pressures, the plan suggests key strategies for improving street
connections, supporting a neighborhood-serving business district, and
designing intentional transitions between varying development.

Carmel Comprehensive Plan (2022)

Focuses on refining growth goals for the next 10 years. The Carmel
Comprehensive Plan 2022 has 9 objectives, including managing
community form, enhancing economic vitality, fostering a city of
neighborhoods, reinforcing adaptability, cultivating community
character, lightening Carmel’s environmental footprint, supporting
healthful living, and improving mobility options and functionality.

Carmel Mayor’s Housing Task Force Findings and
Recommendations Report (2024)

In September 2024, the Mayor's Housing Task Force published a
report that describes five key challenges to providing housing. Several
recommendations were provided, including: Protect existing single-
family neighborhoods; Facilitate development of missing middle
housing; Prioritize infill and redevelopment of underutilized areas;
Acquire more green space; Assess zoning; Establish a Home Repair
Program:; Publish relevant maps and data, and more.
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Carmel Clay Parks & Recreation Comprehensive Master Plan

The 2025-2029 Master Plan serves to guide the management and
development of the park system for the next 5+ years to ensure
continued high-quality experiences and services for the community.
Relevant to Home Place, the plan includes efforts for maintaining the
Monon Greenway, Central Park, Hishaw Park, and Lenape Trace Park.
Future analysis will be needed to consider the potential for a new
neighborhood-scaled nature park in Home Place.

City of Carmel Transit Implementation Strategy (2025)

Building on the 2020 Carmel Transit Study, on-demand transit service
is recommended city-wide as a short-term initiative. This will provide
access to all destinations in Carmel. Long-term, the feasibility for fixed
route connections will be explored along Pennsylvania Street/Parkway
and Westfield Boulevard.

City of Carmel Positioning Strategy (2023)

The Positioning Strategy provides recommendations to help Carmel
adapt to national and regional economic trends. A relevant takeaway
is the demand towards mixed-use, amenity-rich districts outside of
Downtown, suggesting potential for districts like 106th & College.
Another is the role of the city to invest in high-quality amenities and
upgrades to auto-centric corridors including 96th Street. Keeping
Carmel accessible for workers to live in is additionally relevant to Home
Place whose community members largely support this.
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Projects In The
Works

Planned/Anticipated Developments

» 111th and Pennsylvania - 4-phase, $700M mixed-use
development including owner-occupied townhomes,
apartments & workforce housing, offices, public
parking garages, and a public park/plaza

» Former Orchard Park School (10404 Orchard Park
Drive) - Carmel Clay Schools is currently determining
options for the property’s reuse. A potential option
includes an early childhood learning center.

Current Infrastructure Projects

» College Avenue Reconstruction

» 111th Street Multi-use Path, Westfield to the Monon

» 106th & Westfield Roundabout

» Pennsylvania Parkway & College Avenue Roundabout

» Parkwood Crossing & College Avenue Roundabout

» 96th Street & College Avenue Roundabout
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Define Who We Are

M

Support Place-Based Organizations

4

» Collaborate with Intentionality

» Set the Vision for Our Gathering Place
» Enhance the Experience

t r a te » Activate the Business District
» Invest in Long-Term Vitality

» Community-Wide Initiatives
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Define Who We Are

This Is Home Place

Home Place's identity, anchored by the 106th &
College district, is rooted in a deep pride in its natural
surroundings, a commitment to sustainable growth,
and a strong sense of stewardship among its residents.
Home Place is a comfortable, quiet, and green
community that maintains a welcoming, small-town
feel with affordable living options and opportunities to
build genuine connections among neighbors.

Home Place Character Collage
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Support Place-Based Organizations

106th & College, Inc.

106th & College, Incorporated is a new non-
profit organization, structured as a Main
Street America affiliate (mainstreet.org), led by
Home Place business owners and residents.
Their service area is the existing Home Place
Business District.

The organization has an initial board of
five members, with plans to grow to nine.
It is a working board, where volunteers

are responsible for fundraising, marketing
& events, placemaking, and business
development. Collaboration with community
partners, including the City of Carmel, Clay
Township, and the Greater Home Place
Neighborhood Association will be key to
achieving tasks outlined in the 106th &
College, Inc. 12-month Action Plan.

106th & College Inc. Vision

The 106th & College business district is a
beloved piece of the Home Place community
where residents gather, shop, and enjoy
themselves, and where small local businesses
thrive.

CARMEL HOME PLACE SUBAREA PLAN
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106th & College Inc. Mission

Promote and support the values-driven
growth of the 106th & College business
district.

Greater Home Place
Neighborhood Association

The Greater Home Place Neighborhood
Association (CHPNA) is an existing place-
based organization that holds monthly
meetings, organizes events and clean-ups,
and shares information relevant to Home
Place community members.

Home Place Advisory Board

The Home Place Advisory Board was created
as a result of the 2018 annexation of Home
Place. The board advises the City of Carmel
should excess money remain to be invested
in the Home Place area. The Board meets as
opportunities or need for discussion arises.

106th & College Inc Core Values

Quaint &
Neighborly

Locally-
Owned
Businesses

Lush &
Green

Small &
Medium-
Scale
Buildings

D

Over
Bustling &
Corporate

Over
National
Chains

Over
Hard &
Concrete

Over
High-Rise
Commercial
Structures
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Collaborate with Intentionality

Lead /Partner

Creat places do not get built and maintained without _ _ _

intentional coordination. The responsibilities of a

functional and vibrant district can be divided into two (" - . - N\( - - )

, , o . , District Placemaking Physical Environment
main categories: District Placemaking and Physical
Environment. l l Marketing & Promotions I:I l Infrastructure
District Placemaking is everything we see, feel, and l l Programming & Events I:I l Street & Pedestrian Lighting
experience when visiting a place. The mix, location, and
scheduling of events and programming, beautification l Business Tenanting I:I l Streetscape
initiatives, public art, signage, retailers and much more l Business Support & Relations |:| l Public Space & Parks
contribute to a people-centered place that is vibrant,

; d £ P p } P |:| l Resident Support & Relations |:| l Public Buildings (rehab,

safe, and well-functioning. .

: reservation)

. : . , : l Visitor Support & Relations P
The Physical Environment includes the area’s design,
L ) L L . |:| l Storefront Improvement

development, rehabilitation and maintenance of the l Wayfinding & Distinct Identity .

o Programs (facade, signs)
buildings, streets, and storefronts we know as part of L
d dav lif l Pop-Ups & Activations I:I l On-Street Parking Management

ay-to-day life. -
Green & Clean . .

106th & College, Inc. has been intentionally structured to l l I:I l Regulations (zoning, land use)
su ppl'en.ment the role othe GHF)NA. Each organization l l Public Art I:I l Mobility & Access (right-of-way)
has distinct roles that will contribute to the betterment I:I l Public Safety I:I l < JROW Mai
of Home Place. The chart to the right shows the tasks \_ PAE treet aintenance )
that each organization should be leading (filled boxes), Organizational Responsibilities Chart
keeping in mind that 106th & College Inc. is focused on
tasks within the business district whereas the GHPNA is
community-wide.
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Set the Vision for Our Gathering Place

Investing in the Heart of Home Place

The growth and vitality of Home Place’s business district
at 106th Street and College Avenue is a high priority for
the community. A cohesive and walkable area centered
around the intersection is envisioned to enhance

the neighborhood experience, making it a better
version of itself. This will be achieved through strategic
improvements led by the new 106th & College, Inc,,

the City, and property owners focusing on enhancing
streetscapes, storefronts, and connectivity. Short-

term efforts will lay the groundwork with community
organizing, planning policies, events, beautification
initiatives, and funding mechanisms, while long-term
goals aim to attract new amenities, support businesses,
and positively impact broader community initiatives

by leveraging the connection of major trail networks to
increase the district's visibility and accessibility.

106th & College Business District Brand Graphics
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Enhance the Experience

Focus on the First 16 Feet

A primary objective is to improve the experience of
walking around, visiting, and living near the intersection
of 106th Street and College Avenue. Significant
investment has been made in College Avenue as a
street corridor. The work that remains should focus on
completing that project with pedestrian enhancements
and beautification while supporting property and
business owner improvements that contribute to and
interact with the reconstructed street.

The City-led and partner supported enhancements
will ideally include new signage, plantings, fixtures,
and lighting within the rights-of-way. These should
be supported by property-owner led enhancements
including improved front patios, gardens, and
storefronts that face out onto the sidewalk and
street. This zone of improvement is called the First 16
Feet. The implementation of a new grant program

is recommended to support the district's efforts to
enhance this zone.

Diagram of the First 16 Feet and Examples Images

First 16 Feet Grant
Program Overview

The program’s
purpose would be to
support the vitality
of 106th & College
district. The City

of Carmel should
collaborate with
106th & College Inc
to create, fund, and
launch such a grant
program. This would
expand the types

of properties that
currently qualify for
facade improvement
support through the
Historic Preservation
Commission. First 16
Feet Grants would
ideally provide a
dollar-for-dollar
match (ex: up to 50%
of total project costs,
not to exceed $2,500),
for building facade
and public realm
improvements.

CARMEL HOME PLACE SUBAREA PLAN Planning Summary | Growth Strategy | Design & Policy Guidance | Subarea Plan | Appendix E

MAY 2026



Activate the Business District

Short-Term Initiatives

A short-term pocket park was created on City-owned
property in May 2025 to test how the vacant space at
the northwest corner of the intersection functions as a
public park. Continued collaboration between the City,
106th & College Inc. (the organization), and Carmel Clay
Parks will be necessary to fine-tune park maintenance
and determine its long-term future. The park has
potential for a food truck patio or collection of small
retail sheds.

Supporting routine events in the district will not only
benefit existing community members and strengthen
resident and business relationships, it will naturally Pocket Park
draw attention to the vacant and underutilized spaces
that have potential to be transformed into new housing,

COLLEGE AVE

office, and retail spaces.

The newly installed hawk sculpture at the 106th &
College roundabout along with light pole banners
showcasing the new 106th & College brand has
created a desire for more beautification. Encourage
plantings, branded wayfinding, street trees, and facade
improvements to celebrate the community while
improving the visual cohesion of the district.

Images from the May 2025 Block Party at the new pocket park and a map of where the park is located.
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Invest in Long-Term Vitality

Long-term Possibilities

To support community-aligned improvements, efforts
should focus on attracting new amenities such as
sit-down restaurants, expanded food and beverage
options, and retail. New residential within the district
will be needed to support local businesses. Thoughtful
infill development on vacant or underutilized properties
should be encouraged to enhance the area while
preserving its existing character. A public process to
create pre-approved building types should guide new
construction that is appropriate in scale and character.

Routine community events and programs should
continue to be supported to foster vibrancy. Improving
physical connectivity is also key. Leveraging the new
106 Trail between the Monon and Nickel Plate trails to
increase visibility and access to the business district
should be a high priority.

A full range of financial tools should be considered

to support improvement efforts and help reinvest
growth into public benefits. Additionally, a dedicated
106th & College Building Improvement and Business
Development Fund could offer loans to support lasting
physical upgrades and attract new businesses.

Examples images of relevant long-term initiatives with two photos taken during the May 2025 Block Party.
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Community-Wide Initiatives

Standards for New Streets & Example Pre-Approved Building Plans
Buildings

Design Home Place Building Standards

A Home Place specific set of pre-approved building
plans should be a high-priority follow-up to the
adoption of this Subarea Plan. A building plans catalog
that includes village-scale retail and commercial uses
along with a variety of home types should be sourced
and promoted to local builders. The process to create
the catalog should incorporate a character study and
analysis of the variety of property types across Home
Place. Such a catalog would support the construction of

buildings that align with the Home Place community SHARED USE ROADWAY
character easier to produce than ones that do not.
. Proposed Proposed
Establish Home Place Street Standards Neighborhood Street Lane
Typolo Typolo
To guide future infrastructure and street-related ypology ypolody
investments in Home Place, two new typologies SIDEWALK

[ LANDSCAPE BUFFER

appropriate to the Home Place context should be
Il ON-STREET PARKING

incorporated into Carmel's Thoroughfare Plan and other
[ ROADWAY

relevant references. This will provide more walkable

connectivity throughout Home Place over time while

maintaining the existing street character. Shared-use

streets, as shown with the Lane Typology, should be J/ T
contingent upon posted speed limits up to 15-20mph ‘]’ T
. . ! Lyl ’ 16’ ! ,
and low average daily traffic counts. 5557 18 55 8 16
50' ROW 50' ROW
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Desigh Guidance

» Design and install a permanent version of the new
pocket park at the 106th & College roundabout,
incorporating an aesthetically pleasing edge
safety barrier, food truck access, electric and water
capabilities, and public amenities. This design and
installation work should be done collaboratively,
involving the City of Carmel, 106th & College, Inc,,
Carmel Clay Parks, and Home Place community
members.

» Expand the new 106th & College district brand
visibility through additional public wayfinding.

» Ensure street tree plantings as part of the College
Avenue reconstruction and incorporate additional
low-height plantings, benches, bicycle parking, waste
receptacles and lighting where feasible.

» Install additional street trees in partnership with

existing property owners, new developments, and in
coordination with the Urban Forestry Committee.

» Incorporate planters, seat walls, and/or benches
where feasible within rights-of-way of the 106th &
College business district.

» Incorporate bicycle parking, wayfinding, and seating
in the public realm as part of The 106 trail planning.

Example branded and public space features to be incorporated in the business district over time.
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Policy Guidance

Support 106th & College Incorporated Create Home Place Building Standards

» Recognize the new 106th & College Incorporated as a » Fund an architectural design process that delivers a
key Home Place partner focused on the growth and set of building plans that align with Carmel's Unified
vitality of the business district. Development Ordinance.

» When financially feasible, provide 106th & College, » The set of building plan options should incorporate
Inc. with initial and on-going support to be reviewed designs for village-appropriate residential and
annually through the City's budget process. commercial spaces with public facing porches/patios.

Incorporate the Proposed Home Place Street Plan & » Once completed, promote the plans to local

Typologies into Carmel’s Standards builders and property owners to implement context

» Amend the Proposed Home Place Street Typologies sensitive infill development on vacant/underutilized

Map into Carmel's Thoroughfare Plan properties. The plans are intended to align with the

variety of buildings and character across the Home

» Addthe two new street typologies, the Place community and appropriate to sites across the

“Neighborhood Street” and “Lane” designs and base Srea
standards into the Carmel Comprehensive Plan for
reference as capital projects, street resurfacing, and

relevant street initiatives occur.

Explore New Funding Support Programs

» Review, formalize, and launch the First 16 Feet Grant
program (overview provided in the Appendix).

» Review, formalize, and launch a 106th & College
Building Improvement & Business Development
Fund (overview provided in the Appendix).

» Consider a full range of financial tools to support
future Home Place investments.
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Policy Guidance (continued)

Home Place Overlay District Modifications

» Expand the Home Place Overlay to Westfield Proposed Overlay Expansion Area

Boulevard to match with the community boundary.

» Make text amendments to the Home Place Business E116TH ST
District section to align with the vision and intent of
this Home Place Subarea Plan, while incorporating
references to this Plan. Articulate the supportive role

of residential uses within the Business District and §
the role of design standards to enhance the user E
experience in the District. 2 ¢
» Leverage the Home Place Building Standards p: =
public process to inform additional modifications Z z @
to effectively guide shared goals for future (re) g 106TH ST § E
development. For example, ground-floor residential § ;,g' o
. : . = = @
and office uses may be appropriate for conditional s 5
approval in commercially zoned areas. Roadside sales E
should also be discussed as it may contribute to a ©
helpful range of commercial activity and business
types.
Map Legend @
Existing Home Place Overlay District
Existing Business District Sub-Area
I Existing High Intensity Commercial Sub- Area Home Place Overlay Map
I Existing Low Intensity Commercial Sub- Area
CARMEL HOME PLACE SUBAREA PLAN Planning Summary | Growth Strategy | Design & Policy Guidance | Subarea Plan | Appendix m

MAY 2026



Subarea
Plan

CARMEL HOME PLACE SUBAREA PLAN Planning Summary | Growth Strategy | Design & Policy Guidance | Subarea Plan | Appendix m
MAY 2026




H o me P I ace Potential Infill Sites
Key Initiatives

NOLONIHSYM
TIVY41L NONOW

3JAV 3937709

CENTRAL PARK
High on the list of community supported initiatives

is identifying and establishing a neighborhood-scale E111THST

aAa1g ai3idLsam

green space / nature park that provides naturalized

trails and passive recreation opportunities. Business District

Strengthening the business district as described LEXINGTON
FARMS
throughout this Subarea Plan is critical to enhancing

the overall Home Place experience.

Existing vacant parcels (highlighted on the map) and E106THST

underutilized properties are potential opportunities for

infill development. ATELY
OWNED ORCHARD

The future 106 Trail presents an exciting connectivity @ PARK

opportunity for Home Place community members.

1S VINVATASNN3Ed
7IVYL NONOW

Ongoing communication about the future of the
former Orchard Park School site, and any opportunities

JAV 39371709

for community members to contribute input, is highly

desired. SUNRISE ON

- B

@ THE

o RETREAT
96TH ST

CARMEL HOME PLACE SUBAREA PLAN Planning Summary | Growth Strategy | Design & Policy Guidance | Subarea Plan | Appendix m
MAY 2026

aA1g ai3idLsam



Home Place
Proposed Street
Typologies Map

The map of proposed street types introduces two new

E116TH ST

NOLONIHSYM
TIVY41L NONOW

3JAV 3937709

&

typologies to be added to the overall menu of street E111THST

CENTRAL PARK

aAa1g ai3idLsam

configurations and designates all rights-of-way based

on how they function today. This is not to suggest

changes are needed, but rather to articulate the LEXINGTON
hierarchy of the Home Place street network and help FARMS

preserve the character of these streets over time.

Map Key E106THST

Interstate

US/State Highway ORCHARD

) PARK
Arterial

Boulevard

TIVYL NONOW

1S VINVATASNN3Ed

Local Road

JAV 39371709

Conservation Corridor

——— Pavement (non-designated street type) SUNRISE ON

= = == Proposed Neighborhood Street THE MONON

= === Proposed Lane —

4 THE

= === Shared o RETREAT
-=== Alley 96TH ST
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106th & College Today

This plan shows existing conditions for the area
surrounding 106th Street and College Avenue.

106TH & COLLEGE PLAN (TODAY)
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Concept Plan for 106th & College in 2-5 Years

Cottage Retail

Cottage Homes

Pocket Park

Office/
Retail

106TH & COLLEGE CONCEPTUAL PLAN (2-5 YEARS)

This 2-5 year conceptual plan shows a potential vision
for how street and property improvements could be
made over time surrounding 106th Street and College
Avenue. There are vacant and underutilized sites that
have near-term feasibility for future pedestrian-scale
development and community amenities that could

be located in a variety of places within the district. This
plan is intended to be a reference anytime decisions in
this area are made. For this conceptual plan to be built,
property owners will need to go through the existing
development approval process. Concepts on privately-
held land will be property-owner driven. Right-of-way
elements, including street trees, will, in most cases,

be City implemented. In some cases, development
partners will have a required role to install streetscape
facilities based on thoroughfare standards.

MAP KEY
@® StreetTrees B Retail/Facade Improvement
— Planters/Seat Walls 1 Infill Development

1 Patio/Open Space
(Shared or Private)
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Concept Plan for 106th & College in 5-10+ Years

Commercial

New Expansion Cottage Retail Residential
Detached
Homes

Cottage Homes

Food Truck Park
Retail

Residential
Courtyard Homes

Office/
Retail

106TH & COLLEGE CONCEPTUAL PLAN (5-10+ YEARS)

This 5-10+ year conceptual plan shows a potential vision
for development and community amenities that are
longer-term opportunities for establishing a walkable,
active node at 106th & College. Incorporating housing in
the district will be critical to supporting and attracting
local businesses.

The “cottage” format retail and residential concepts
refer to structures that have a 2,000 square foot

floor plate or smaller and up to two stories in height.
Their siting and form should be context sensitive,

using roof forms and setbacks typically found in the
neighborhood. They should have a front yard space that
incorporates pedestrian-scaled signage and lighting,
clear points of entry for the customer/visitor, and
opportunities for dining or sitting. Parking should be
located to the side, rear, or off-site/on-street.

The food truck park would provide dedicated space for
two to three trucks to locate and conveniently operate
next to public green space with seating.

MAP KEY
@® StreetTrees B Retail/Facade Improvement
— Planters/Seat Walls 1 Infill Development

1 Patio/Open Space
(Shared or Private)
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Appendix

Click here to review these documents:

o

1 2009 Home Place Subarea Plan

(=]

2 2022 Carmel Comprehensive Plan

03 Carmel Mayor's Housing Task Force
Findings and Recommendations Report

04 2025-2029 Comprehensive Parks &
Recreation Master Plan

05 City of Carmel Transit Implementation
Strategy

06 City of Carmel Positioning Strategy
07 Home Place Summary of Understanding
08 Home Place Test Stage Summary

09 This Is Home Community Vision Plan (as
drafted on July 2, 2025)
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Exhibit B: Resolution CC-12-01-25-04

Neighborhood Street
Minimum Standard Example of Augmented Standard
50' ROW 60’ ROW
RIGHT-OF- | NUM. OF LANE MEDIAN ON- STREET
WAY (FT) LANES WIDTH (FT) /TURN STREET TREES/
LANE PARKING LANDSCAPING
50 - 60 No N/A N/A 1side min., | Optional Required on
markings 7" wide residential

streets

CARMEL, INDIANA MAY 2026



Lane

2

50' ROW J

RIGHT-OF- | NUM. OF LANE MEDIAN ON- STREET
WAY (FT) LANES WIDTH (FT) /TURN STREET TREES/
LANE PARKING LANDSCAPING
50 - 60 No N/A N/A Not Optional Optional
markings required

CARMEL, INDIANA MAY 2026



Exhibit C: Resolution CC-12-01-25-04
Thoroughfare Plan Map

Thoroughfare Plan Recommended Update
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Exhibit D: Resolution CC-12-01-25-04
Mobility and Pedestrian Plan Map

Recommended Update
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