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01 PROJECT SUMMARY





The case for why walkability and pedestrian infrastructure is necessary, 
and is often times an easy story to tell. Walkable communities promote 
healthier lifestyles. Walkable communities oftentimes have less vehicles 
on the road, which reduces the emissions and pollution levels in the 
community. Walkable communities encourage sociability amongst the 
residents by providing places for shopping, dining, and recreational 
activities. Overall walkable communities provide a unique balance 
of physical amenities and emotional outlets that over time, greatly 
contribute to the quality of life in a town or community. 

Walkability is quickly become a differentiator when it comes to private 
development and real estate decisions. More and more community 
residents want to be within safe and comfortable walking distance to 
the destinations that meet their everyday needs, such as shops, places 
to eat, services, parks, and good transportation options that can take 
us downtown, to jobs, and other places we want to go. The question 
of why make communities walkable is clear. The question of how to 
make a community walkable is oftentimes more difficult to answer and 
ultimately relies on an integrated approach to private development and 
public infrastructure. An approach that allows for both innovation and 
experimentation in design as well as adaptability in implementation 
to accommodate new or evolving treatments and trends. The Town of 
Fortville and more specifically, the Broadway TIF District is proof that 
adaptability and innovation can be used to define and plan for change 
in a community.

The Broadway Street area is currently, and will continue to be 
influenced by a number of ongoing strategic planning initiatives and 
state infrastructure improvements, including the Connect Fortville 

Thoroughfare Plan, the Main Street Corridor Improvements, and the 
signalization of US 36 and SR 13. Additionally, Town leadership and 
community stakeholders have recently finalized policy documents that 
will set the bar high for development use and visual aesthetic within the 
Broadway district. While well positioned, the transformation of private 
development will be dependent on market demands and the varying 
economy of the region, and could occur at a slow and incremental pace. 
To complement and enhance the development-led transformation, the 
Town is also working to identify capital improvements that they can both 
lead and fund. These capital improvements include amenities that will 
not only enhance the visual character of the Town, but also include those 
projects that increase the pedestrian, bicycle, and vehicular connectivity 
in and through the community. The Broadway TIF District Master 
Plan focuses on providing a series of prioritized, and phased capital 
improvement recommendations so that Fortville Town leadership can 
work to identify the necessary funding requirements, implementation 
partnerships, and private development impacts along the corridor, in 
both a near-term and long-term horizon.  

In addition to providing clear and action oriented recommendations 
for infrastructure improvements, the Broadway TIF District Master Plan 
seeks to provide continuity to an area at the center of several ongoing 
planning and design initiatives. The corridor improvements identified 
for the public right-of-way not only provides the desired and necessary 
pedestrian and vehicular connections along one of the Town’s primary 
thoroughfares, but also integrates the long-term vision for mixed-use, 
pedestrian oriented development.  
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THE STUDY AREA

The Town of Fortville, Indiana is located about 12 miles northeast of 
Indianapolis in the northwest corner of Hancock County.  The town is 
situated between the Town of Pendleton and the Town of McCordsville, 
and is less than 1 mile east of the limits of the City of Fishers. Fortville 
was originally established along a defined crossroad location at what is 
now Merrill Street and US 36/State Road 67/Broadway, and to this day 
it remains a crossroads to multiple levels of traffic. Significant amounts 
of traffic utilize State Road 67 travelling to and from Indianapolis every 
day, and State Road 13 provides a convenient connection to Interstate 
69 to the north.

Within the Town of Fortville, the TIF district covers approximately 250 
acres surrounding the Town’s historic downtown core. The Broadway 
TIF District is located in the center of the Fortville community and is 
home to not only historic downtown, but the majority of the community’s 
commercial and retail development. The district shares boundaries with 
the Fortville Business Park TIF District to the east and the South Madison 
TIF District to the south.

The Broadway district is also in the early stages of a huge transformation. 
Recently developed policy prescribes denser, pedestrian-oriented, high-
quality development, which will increase the future property tax revenue 
for the area. By establishing the Broadway TIF district now, the Town will 
be able to leverage incremental property tax revenue from increased 
assessed value resulting from new investments. This additional property 
tax revenue can be used in the Broadway area and can be invested 
in much-needed infrastructure that will continue to support future 
development and redevelopment in the heart of the community.

A tax increment finance district (TIF) is an 
economic development tool used by local 
governments to encourage development or 
redevelopment in an area of the community 
where private investment has not occurred or is 
difficult because of a number of different limiting 
factors. The districts are often established in areas 
needing reinvestment because of deteriorating 
or undesirable public facilities, obsolete or 
substandard buildings, or potential brownfields, 
among others. As an alternative, districts can 
also be created to encourage and incentivize 
private investment in strategic, undeveloped 
areas of the Town that are not currently served 
by transportation and utility infrastructure and 
other needed services. 

The Town of Fortville has established 3 TIF 
districts within the community. The Broadway 
TIF District is approximately 250 acres, 
encompasses historic Main Street, and extends 
approximately 1 mile to the east and west along 
US 36/State Road 67. 
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PLANNING APPROACH AND METHODOLOGY

The planning process for the Broadway TIF District Master Plan utilized 
a design-driven process that incorporated public input and investigation 
of area wide opportunities and constraints. 

The Broadway TIF District Master Plan process, while built on research 
and public input, allowed for flexibility and evolution of the existing 
conditions within the district. The planning process for the TIF district 
and the framework of recommendations was designed specifically to 
accommodate and plan for the evolution of the physical and policy 
conditions. 

The scope of this planning effort was comprehensive and included field 
studies and analysis of previous planning recommendations, policy 
statements, ongoing, and planned capital improvement projects and 
current redevelopment efforts. The end goal of the process is a flexible 
set of capital improvement recommendations for the Broadway corridor 
that integrates and balances the land use, zoning, and development 
character recommendations with the functional needs of the right-
of- way and the vehicular traffic traveling to and through the Town.  
The study area analysis discussed in Section 02 includes a series of 
vignettes that outline and analyze information gained from site visits, 
review of regional and local studies completed to date, ongoing studies, 
and initiatives, ongoing and planned capital improvement projects as 
well as additional data collected during the planning process. In addition 
to allowing the corridor conditions and current and previous planning 
work to inform the process, a steering committee of 13 local and county 
officials was formed to provide direction to the process. The group met 
monthly from September 2016 to April 2017 to provide guidance on the 
plan’s goals, infrastructure, and development recommendations, and 
strategic implementation steps.

In addition to the regular steering committee meetings, the design 
team held informal stakeholder interviews with four additional groups 
in October 2016 to discuss specific topics including downtown Fortville, 
tourism, business attraction and retention, education, industry and 
workforce development, transportation, and utility needs. A group 
discussion was also used to identify Town-specific policy needs 
that could be used to dictate how this planning document should be 
organized.
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PUBLIC OUTREACH

The Broadway TIF District Master Plan process incorporated public 
input early in the process. A public open house was held on Thursday, 
November 3, 2016, at the Fortville Community Center to introduce the 
public to the master planning process. The meeting was advertised 
by utilizing printed yard signage, window flyers, and a direct mailing 
to property owners. The initial meeting yielded between 30 to 40 
attendees throughout the open house. Meeting attendees were asked 
to participate in a series of exercises aimed at providing information on 
the following:

• Community Connectivity

• Development Districts and Intended Character

• Corridor Character and Facilities

Additional information was provided on TIF districts and how the revenue 
can be used, and future infrastructure projects currently planned for the 
area.

The feedback gained during this initial public meeting allowed the design 
team and the steering committee to better understand the development 
interest and intent from a public perception for the Broadway district. 
Of primary interest were the exercises designed to gain understanding 
on development districts and intended character, and future corridor 
character and facilities.
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Development Districts and Intended Character

Meeting attendees were asked to identify what type of development they 
would like to see throughout both the Broadway and South Madison TIF 
Districts. Size development categories were identified that illustrated a 
different mix of uses, scale, and character. During the meeting, a design 
team member facilitated the exercise and was available to answer 
questions regarding development type and scale. The station contained 
two boards that identified the six development categories and a handout 
that attendees used to mark their development areas. What we found 
was that the public agreed that the urban character of downtown should 
spill out onto the Broadway corridor so that the primary intersection 
of Maple Street/Main Street and Broadway is flanked by multi-story 
mixed use buildings. The public also showed us that the urban mixed-
use character was not desirable along the entire length of Broadway 
Avenue. 

This public feedback was discussed during the steering committee and 
was used during the Broadway- Main Design Guidelines audit which is 
discussed in Section 02. 

Corridor Character and Facilities

In an effort to understand which amenities should be placed into the 
public right-of-way, meeting participants were asked to create their ideal 
roadway cross section by utilizing a series of puzzle pieces, pre-marked 
with a vehicular, pedestrian, or aesthetic component.

During the exercise, participants gravitated to landscape elements 
that included functional space for pedestrians and bicyclists. Spaces 
reserved for pedestrian amenities including bicycle racks, tables and 
chairs, and seating areas were also used often. Nearly every cross 
section created included the separation of functional pedestrian 
amenities from the roadway by integrating a planted median or tree 
buffer. Each cross section that was created was photographed and was 
then used as a guide when creating the recommendations discussed 
during the process. 

The public was invited to stay involved in the project throughout the 
process by reviewing and commenting on steering committee materials 
and recommendations located on the project website. Additionally, a 
direct link was placed on the Town’s website as well to further promote 
the project. 

A second public meeting was held on Saturday, June 3, 2017 at the 
Fortville Community Center in conjunction with Community Ball Day. 
Participants were able to review the preliminary recommendations for 
both the long range, and interim plan options, along with a summary 
of the planning process and critical next steps for implementation. This 
community meeting was also advertised using yard signs and window 
signage. Approximately 20-30 individuals stopped by during the two-
hour open house.
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02 EXISTING CONDITIONS + RELATED INITIATIVES





While not completely linear in nature, a traditional design process utilizes 
research and public input to inform a series of design recommendations. 
These design recommendations are then tested which often times 
involves additional public engagement and technical review. During a 
traditional process, the existing conditions of a site are typically known 
quantities and while they do change over the course of the planning 
study, no large transformations take place. At its most simplistic level, 
the research and on-the-ground existing conditions inform a series of 
design recommendations, which are then used to set policy and future 
critical strategies for the area. This fairly linear process allows for a plan’s 
recommendations to be tailored specifically to a static set of existing 
conditions, which allows for technical accuracy, well-defined critical 
path strategies, and often times immediate implementation.

The Broadway TIF District Master Plan process, while built on research 
and public input, allowed for flexibility and evolution of the existing 
conditions within the district. The Broadway district is in the early stages 
of a massive transformation. A transformation that will integrate private 
development and public investment at local, regional, and state levels. 

When an area is primed for change it necessitates strategic planning on 
a variety of fronts. In order to proactively plan for the area’s transition, 
the Broadway corridor and the surrounding TIF district are the central 
focus for a variety of planning and construction initiatives. The planning 
process for this TIF district master plan was undertaken specifically 
to accommodate and plan for the evolution of the physical and policy 
conditions. To clearly delineate the existing conditions from the ongoing 
strategies and initiatives, this section of the plan is broken up into two 
parts. Using both fieldwork and analysis of past planning documents, 
a general summary of the area’s land use, zoning and transportation 
system is provided. When applicable, the current condition is 
supplemented with a summary of the ongoing related initiative and the 
impacts the ongoing work will or could have on the Broadway corridor 
or TIF district. In nearly every instance, the ongoing strategy or related 
initiative was being completed concurrently to the Broadway TIF District 
Master Plan’s process, with each being led by individual Town staff, or 
planning/design consultants. 
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Maple Street/Main Street

Maple Street changes how it is classifi ed, its name, and its character 
throughout the TIF District. Maple Street, also known and Fortville Pike 
to the south, is classifi ed as a major collector and plays a signifi cant 
role in moving traffi  c between Fortville and Greenfi eld, the county seat 
of Hancock County. The corridor sees approximately 3,300 to 4,400 
vehicles daily. The portion of this corridor from High Street northwest 
to Broadway Street lies within the TIF District. This segment of roadway 
is urban in nature and consists of two travel lanes with curbs. Both 
sidewalks and above-ground utilities are present on both sides of the 
roadway, and there are street light standards on utility poles.

From Broadway Avenue northwest, Maple Street is classifi ed as a local 
road. Maple Street merges with and transitions to Main Street at which 
point the character changes to what is typical of a small town downtown. 
This area of the corridor consists of 2 travel lanes with curbs, on-street 
parking, street lights, and sidewalks on both sides of the roadway.  
One and two-story commercial buildings are immediately adjacent to 
the sidewalks. The corridor transitions from downtown in character to 
urban in nature in the last block of the TIF district, which ends at Church 
Street. The last block of the TIF district consists of 2 travel lanes with on-
street parking and sidewalks on both sides. With the exception of one 
commercial building, all the buildings in this block are residential. From 
this point on, the corridor consists of 2 travel lanes without curbs and 
sidewalks on both sides of the roadway. This section of the roadway is 
also lined with traditional single-family neighborhoods.

The speed limit along Maple Street within the TIF district is 25 mph and 
increases to 45 mph as it exits the Town and heads south. The speed 
limit of Main Street remains 25 mph north of the TIF district.

RELATED INITIATIVE: 
MAPLE STREET/ MAIN STREET RECONSTRUCTION

Currently, the Town is undertaking a corridor improvement study 
for Main Street beginning at Broadway and extending north 
to Church Street. The purpose of the project is to improve the 
downtown Main Street corridor by allowing for a more pedestrian 
friendly space and to replace aging infrastructure. The major 
focus of this project is to improve safety for pedestrians along the 
corridor, but consideration is also being given to improving safety 
for motorists as well. The project will identify ways parking bump 
outs at crosswalks, wider sidewalks and ADA curb ramps at all 
pedestrian crossings can be integrated into the public right-of-
way. Revised parking confi gurations, additional vehicular signage 
and traffi  c calming elements will also be recommended to improve 
safety and effi  ciency for vehicles in the area. The project is being 
jointly fi nanced by the Federal Highway Administration and the 
Town of Fortville.

The intersection of Main Street, Maple Street, and Broadway will 
be a critical component of the Main Street improvements project 
and will need to be a transitional element between the downtown 
core, and the proposed redevelopment areas along Broadway 
in the future. The revised intersection is proposed to include 
additional landscaping, street lighting and a broader pedestrian 
plaza area. These amenities and improvements will need to 
be designed in such a way to allow for the future right-of -way 
confi guration of Broadway proposed as part of the long range 
recommendations outlined in Section 05.

Construction on the Main Street corridor improvements is set to 
begin in October 2019 and will likely continue through the 2020 
construction season. 

The Main Street corridor improvements images were completed as a part of the design process lead by VS Engineering and Context Design. The images included 
on this page were presented to the Fortville Town Council in June of 2017.

EXISTING CONDITION RELATED INITIATIVE
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CURRENT CHARACTER AND LAND USE

Currently the corridor is a blend of residential and commercial uses 
with a combination of churches and civic uses dispersed within.  The 
center of the district features the historic downtown core that includes 
restaurants, retail shops, and offices. While the uses along Main Street 
are local and regional destinations, the environment and infrastructure 
in the area promote walkability from the intersection of Broadway and 
Main Street, north to Staat Street. In contrast, the primary arterial corridor 
of Broadway is bordered not by structures, but with parking lots and 
utility poles from the west edge of town to the east.  The commercial 
uses along the corridor are primarily destination based such as car 
washes, strip mall type retail centers, and fast food restaurants. These 
uses rely on vehicular traffic volumes and require minimal levels of 
pedestrian connectivity. The infrastructure in the area is not supportive 
of connectivity, making these businesses a primary stop for commuting 
traffic on their way into or out of town. The secondary streets in the 
TIF district are predominantly lined with single-family residential homes, 
some of which have visible signs of improvement, and some of which 
are vacant. 

In 2014, the Town of Fortville worked to develop a Comprehensive Plan 
outlining several strategies that responded to community opportunities 
and challenges. During that planning process, the community expressed 
the desire to revitalize downtown, focus on schools, promote community 
growth, and to improve the Town’s transportation infrastructure.  During 
the comprehensive planning process, a Future Growth Concept Map 
was created to help the group envision what the Town should look 
like from a land use perspective, with an emphasis on the Broadway 
corridor remaining a mix of commercial and residential uses. After 
establishing this area as a TIF District, the Town refined the Future 
Growth Concept Map and worked to develop a clear vision for future 
development within downtown and the adjacent areas of the Broadway 
TIF District. The vision for the area supported a mix of commercial and 
residential uses, but put new emphasis on providing higher densities 

and on providing more sensitively designed building types that serve 
multiple users. Additionally, a connection was defined between the 
development characteristics of the future and the supporting vehicular 
and pedestrian infrastructure systems. In 2015, the Broadway-Main TIF 
District Design Standards were presented and required the integration 
of Broadway corridor amenities such as sidewalks, tree plantings, and 
site development standards including building materials, lighting levels, 
and parking lot placement.  

The current adopted future growth plan, and the Broadway-Main 
TIF District Design Standards together provide the framework for a 
development focus of continued commercial development and a revised 
look at what residential housing is within Fortville’s core development 
area.  The intent is to create a mixed-use setting that is representative 
of an urban environment where businesses and commercial units 
provide services to their patrons along the street level of downtown, 
and residential living becomes available on a second or third floor.
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RELATED STRATEGY:  
CURRENT CHARACTER AND LAND USE

During each planning process completed since the 2014 Envision 
Fortville Comprehensive Plan, Town leadership and stakeholders 
have delivered a cohesive vision, to retain the community’s small-
town charm by encouraging growth that is sustainable, planned,  
interconnected, and neo-traditional. Part of the small-town charm 
comes from the businesses that call Fortville home, but a part of it 
comes from site specific qualities such as architectural character, 
building materials, and overall architectural scale. Authentic, 
community character is difficult to reproduce, so as Fortville’s 
Broadway corridor redevelops the Town will need to constantly 
balance the current needs of development, with the scale and 
character of the Town.

During the site review and existing conditions analysis portion of 
the master planning process, the existing properties along the 
corridor were inventoried based on their use and development 
pattern. As an outcome of that process several properties were 
identified as having cultural significance to the community. While 
these properties are not designated as historical or as preservation 
sites, the architectural character does provide a direct link to the 
small-town character the Town wishes to maintain. 

While these properties are within the TIF District, and influenced 
by the Comprehensive Plan’s Future Growth Concept Map and 
the Broadway-Main TIF District Design Standards, it is important 
to show how these properties could be integrated into the 
redevelopment of the Broadway corridor. As development 
interests increase within the area, each property should be 
discussed with Town leadership and staff to determine what 
should remain or be preserved.  

Part of the small-town charm comes from the businesses that call Fortville 
home, but a part of it comes from site specific qualities such as architectural 
character, building materials, and overall architectural scale. 



FORTVILLE, INDIANA | PAGE 23



PAGE 24 | BROADWAY TIF DISTRICT MASTER PLAN

DISTRICT ZONING

Currently, zoning and development standards in the Town of Fortville 
are administered by Hancock County.  The district is currently an 
eclectic mix of commercial, light industrial, business and residential uses 
of varying intensities. The core area from Garden Street to Madison 
Street is predominately zoned as Community Commercial which allows 
for slightly denser, mixed-use buildings that accommodate restaurants, 
offices, retail shops, and upper floor residential options. Outside of the 
central portion of the district, the standards allow for a diverse set of 
uses but with more suburban site development standards that include 
deeper setbacks and flexibility when it comes to siting building and 
parking lot footprints. 

While the Hancock County base zoning standards provide for the 
incorporation of mixed-use developments, the site development 
standards do not require the more urban characteristics the Town 
desires for this area. The Broadway TIF District utilizes an additional 
zoning policy to further restrict the traditional County zoning standards 
for commercial development. Adopted in 2016, the Broadway-Main 
TIF District Design Standards are meant to ensure that all future 
development within the boundaries of the Broadway TIF District will be 
of a higher design/aesthetic than would otherwise be required by the 
minimum standards and regulations of the County’s zoning ordinance. 
These standards are overlay district standards, wherein, there are base 
zoning district standards that apply as well, and that what exists in the 
Broadway TIF District Design Standards is more restrictive than what 
would otherwise be allowed elsewhere in the town.  Additionally, a 2014 
Fortville Overlay to the County Zoning Ordinance applies, which sets 
some unique regulations on setbacks, development standards, and 
architectural standards. 

WHAT IS AN OVERLAY DISTRICT?

Overlay zoning is a regulatory tool that creates 
a special zoning district, placed over an existing 
base zone(s), which identifies special provisions in 
addition to those in the underlying base zone.

The overlay district can share common boundaries 
with the base zone or cut across base zone 
boundaries. Regulations or incentives are attached 
to the overlay district to protect a specific resource 
or guide development within a special area.
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RELATED INITIATIVE:  
DISTRICT ZONING

During the planning process for this master plan study, the 
Broadway-Main TIF District Design Standards were undergoing 
further review concurrently. While the standards have been 
adopted, and are currently being used as a baseline for 
development along the US36/SR 67 Broadway corridor, additional 
improvements and changes are being incorporated into the policy 
document. As a part of this planning study, a high-level audit was 
conducted of the Design Standards. The audit was intended to 
provide review and guidance to the Town on items that may need 
to be amended, omitted, or addressed in some way to further 
enforce the design character intended for the TIF district and 
the corridor itself. The results of the audit were compiled into a 
memorandum which is included in Appendix A.

The Broadway-Main TIF District Design Standards provide for 
the expansion of public right-of-way along the Broadway corridor. 
The Design Standards do not however provide for the dedication 
of such land. Additional policy statements related to private 
development and right-of-way dedication are being drafted and 
reviewed as part of the Connect Fortville Thoroughfare Plan. 
These policy statements will allow for the formal dedication of 
right-of-way as properties redevelop.

High Visibility Corridor Standards

Moderate & Low Visibility Corridor Standards

The Broadway-Main TIF District Design Standards provide for the expansion of public 
right-of-way along the Broadway corridor. The Design Standards do not however 
provide for the dedication of such land. Additional policy statements related to private 
development and right-of-way dedication are being drafted and reviewed as part of 
the Connect Fortville Thoroughfare Plan. 
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UTILITIES

Sanitary Sewer infrastructure is provided throughout the Broadway 
planning area by the Town of Fortville Wastewater Treatment Plant.  The 
Town of Fortville operates a Class II, 0.95 million gallon per day (MGD) 
oxidation ditch treatment facility located at 500 W. Church Street. The 
collection system is comprised of 100% separate sanitary sewers by 
design with no overflow or bypass points.  Current residences in the 
study area operate and discharge to the separated sewer system. Any 
new development must be supported by sanitary sewer infrastructure 
per current regulations.

The Fortville Water Works Department operates a 1.4 MGD groundwater 
treatment plant. New development will be supported by the extension 
of the existing Fortville water infrastructure. The Streets & Distribution 
Department is responsible for operating and maintaining the Town’s 
water reservoirs, pump stations, and water mains.

The Town of Fortville is one of the few communities in the State of 
Indiana with completely separate stormwater and wastewater systems. 
Currently, stormwater is managed along the Broadway corridor by 
periodic drain inlets along the face of the curb. The spacing of the 
existing inlets is not consistent, and at some locations along the corridor 
it is unclear if existing elevations would allow for positive drainage. 
Additionally, there are portions of the Broadway corridor that are not 
curbed, or have a curb with a minimal height. While undocumented, in 
these areas stormwater runoff is likely handled on private property, or 
on adjacent side streets.

As future redevelopment and development efforts take hold along 
the corridor, or if improvements are made within the right-of-way, 
modifications will be necessary to adequately provide for stormwater 
drainage within the right of way and for adjacent private development.

Building Height Standards

Building Material/ Facade Standards

The Broadway-Main TIF District Design Standards were prepared to provide an 
illustrative guide that encouraged high-quality development throughout the TIF 
district. New, non-residential and multi-family development must comply with the 
recently adopted design standards. All images taken from the Broadway-Main TIF 
District Design Standards document.
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TRANSPORTATION NETWORK

Since the earliest days of Fortville, the Town has been a hub for 
regional traffic.  Being established around an existing crossroads 
has only intensified over time, and the amount of vehicles that pass 
through the Town will continue to increase as the surrounding area 
develops.  Because of the proximity and accessibility of larger towns 
and businesses, residents are finding the northeast corridor outside 
of Indianapolis to be an excellent location as it captures the feeling of 
living in a more rural setting without being too far from the comforts 
and amenities of Indianapolis.  According to the Indianapolis 2035 Long 
Range Transportation Plan, it’s projected that the northeast corridor will 
grow substantially, roughly 200,000 people in Hamilton and Hancock 
Counties combined.  With the influx of new residents comes an expected 
increase in vehicular traffic, and an increase in potential conflicts with 
pedestrians. 

A key component of the Town’s transportation network also serves as a 
central division line for the TIF district and the Town itself. Broadway (US 
36/SR 67) is the primary northeast to southeast corridor in Fortville, and is 
classified as a major arterial. The corridor accommodates nearly 13,000 
vehicles per day southwest of Maple Street, and around 9,900 vehicles 
northeast of Maple Street. It is a primary commuter route connecting 
both cars and truck traffic to Indianapolis, communities in Hancock 
County and regionally through Interstate 69. The transportation network 
key map was created to represent specific thoroughfares within the 
Broadway district. Roadway specific characteristics and configuration 
are outlined below.

1

2

3

Broadway Street

Main Street (North), Maple Street (South)

Madison Street

TRANSPORTATION NETWORK LEGEND

1

2

3
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Broadway (US 36/SR 67) is the primary northeast to southeast corridor in Fortville, and is classified as a major arterial. The corridor accommodates nearly 13,000 
vehicles per day southwest of Maple Street, and around 9,900 vehicles northeast of Maple Street. 
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Broadway/US 36/SR 67

Broadway, also known as US36/SR67, is classified as a major arterial. It 
serves as the principal means for traffic to pass through Fortville from 
east to west, which includes traveling through the heart of Fortville’s 
downtown core. Broadway sees approximately 13,000 vehicles per 
day and serves not only local traffic, but regional traffic as well. The 
roadway provides for a connection to east Indianapolis, Lawrence and 
McCordsville to the southwest, and Alfont, Ingalls, Pendleton, SR 9, 
and SR 38 to the northeast. The roadway also provides an important 
connection to the south through the intersection with Maple Street/
Fortville Pike and to the north through the connection with Madison 
Street/SR 13.

The character of Broadway from Garden Street east to Madison Street 
is generally older auto-oriented development in nature.  This section 
of the corridor consists of 4 travel lanes with curbs. In the block from 
Walnut Street to Madison Street, the street narrows to 3 travel lanes 
with curbs. From Garden Street east to Maple Street, above-ground 
utilities are present on the north side of the roadway that connect across 
Broadway to utility poles with street light standards on the south side 
of the roadway. From Maple Street east to Madison Street, the above-
ground utilities shift to the south side of the roadway and connect across 
Broadway to utility poles with street light standards on the north side of 
the roadway. Similar to other older auto-oriented commercial corridors, 
there are a number of curb cuts along Broadway. Parking and other uses 
are situated immediately adjacent to the roadway, resulting in the lack 
of consistent sidewalks along the corridor. This section of the corridor 
consists mainly of a mix of commercial uses with some residences and 
churches intermixed.

The character of the corridor changes as the road travels either west 
of Garden Street or east of Madison Street to outside of the Town limits 
in either direction. The section of the corridor west of Garden Street 
consists of 2 travel lanes with a shoulder on each side of the roadway. 
There is only one segment of sidewalk present which is located on the 

south side of Broadway Street from Vitality Drive east approximately 
360’±. The CSX railroad runs north of and parallel to Broadway until 
Broadway curves to the south away from the railroad. There are above-
ground utilities present north of the CSX railroad tracks along the 
section of roadway from Shaw Street east. Above-ground utilities are 
also present on the south side of the street from just west of Vitality 
Drive and continuing east to just before Garden Street, where they shift 
to the north side of the roadway. This section of the corridor which lies 
west of Garden Street is less densely developed, but still has a mix of 
uses including commercial, medical and residential. The section of the 
corridor east of Madison Street consists of 2 travel lanes with a shoulder 
on each side of the roadway and above-ground utilities on the south 
side of the roadway. This section of the corridor, which lies east of 
Madison Street, has the most diverse mix of uses including commercial, 
institutional, industrial and residential.

The speed limit along the corridor is predominately 40 mph and 
increases to 45 and 50 mph as you leave the downtown core in either 
direction. The speed limit increases to 55 mph as you pass outside the 
Fortville town limits. 

INDOT has planned a mill and 1.5” asphalt overlay for Broadway which 
would begin in late 2019 and would be completed in early 2020. 
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RELATED INITIATIVE:  
BROADWAY CORRIDOR RIGHT OF WAY

The existing Indiana Department of Transportation (INDOT)-
controlled right-of-way is limited along Broadway and varies from 
approximately 65’ feet to 80’+ over the length of the corridor. 
Traditionally, for right-of -way to increase along the corridor, a 
right-of-way acquisition process would be used to compensate 
land holders for the land being transferred to the public right-of-
way. The Broadway corridor, however, will be able to utilize policy 
language to secure a 100’ right -of-way width throughout the 
TIF district, without the cost and impacts of a formal acquisition 
process. 

Currently the Broadway-Main TIF District Design Standards require 
new development, or redevelopment to adhere to a minimum 
setback of 50’ from the center of Broadway. The minimum setback 
will increase the public right of way approximately 10’-20’ on 
either side of the corridor. While recently adopted policy allows 
this setback to remain free of building and parking footprints, 
additional policy language is currently being drafted to allow for 
the formal dedication of the portion of private property within 
the 50’ setback to the Town of Fortville and/or INDOT. This area 
will become part of the Broadway corridor right-of-way and can 
be used to accommodate roadway expansion, intersection 
improvements, and pedestrian infrastructure in the future.

BROADWAY CONSOLIDATED TIF DISTRICT DESIGN STANDARDS12

156.046.02.02
LOT / YARD STANDARDS: 
HIGH VISIBILITY CORRIDORS
A.  Legal Nonconforming Lots: 
 All existing lots in conflict with the lot/yard regulations 
 at the effective date  of this Ordinance shall be 

 considered Legal Non-Conforming Lots.
B.  General Requirements: 
 Except as provided in this Ordinance, no building or 
 structure shall be erected, altered, enlarged or 
 reconstructed unless such alteration, enlargement, or 
 reconstruction conforms with the lot/yard regulations 
 of the district  in which it is located, as follows:

FIGURE 156.046.02-B: 
HIGH VISIBILITY CORRIDORS - SETBACK STANDARDS
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Top image: The minimum front yard set back along Broadway Street shall be 50 feet 
measured from the center of the right-of-way. Taken from the Broadway-Main TIF District 
Design Standards. 

Bottom image: In the Connect Fortville Thoroughfare Plan, Primary Arterial corridors 
such as Broadway Street should utilize a 100’ right-of-way cross section. Taken from the 
Connect Fortville Thoroughfare Plan.
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Maple Street/Main Street

Maple Street changes how it is classified, its name, and its character 
throughout the TIF District. Maple Street, also known and Fortville Pike 
to the south, is classified as a major collector and plays a significant 
role in moving traffic between Fortville and Greenfield, the county seat 
of Hancock County. The corridor sees approximately 3,300 to 4,400 
vehicles daily. The portion of this corridor from High Street northwest 
to Broadway Street lies within the TIF District. This segment of roadway 
is urban in nature and consists of two travel lanes with curbs. Both 
sidewalks and above-ground utilities are present on both sides of the 
roadway, and there are street light standards on utility poles.

From Broadway Street northwest, Maple Street is classified as a local 
road. Maple Street merges with and transitions to Main Street at which 
point the character changes to what is typical of a small town downtown. 
This area of the corridor consists of 2 travel lanes with curbs, on-street 
parking, street lights, and sidewalks on both sides of the roadway.  
One and two-story commercial buildings are immediately adjacent to 
the sidewalks. The corridor transitions from downtown in character to 
urban in nature in the last block of the TIF district, which ends at Church 
Street. The last block of the TIF district consists of 2 travel lanes with on-
street parking and sidewalks on both sides. With the exception of one 
commercial building, all the buildings in this block are residential. From 
this point on, the corridor consists of 2 travel lanes without curbs and 
sidewalks on both sides of the roadway. This section of the roadway is 
also lined with traditional single-family neighborhoods.

The speed limit along Maple Street within the TIF district is 25 mph and 
increases to 45 mph as it exits the Town and heads south. The speed 
limit of Main Street remains 25 mph north of the TIF district.

RELATED INITIATIVE:  
MAPLE STREET/ MAIN STREET RECONSTRUCTION

Currently, the Town is undertaking a corridor improvement study 
for Main Street beginning at Broadway and extending north 
to Church Street. The purpose of the project is to improve the 
downtown Main Street corridor by allowing for a more pedestrian 
friendly space and to replace aging infrastructure. The major 
focus of this project is to improve safety for pedestrians along the 
corridor, but consideration is also being given to improving safety 
for motorists as well. The project will identify ways parking bump 
outs at crosswalks, wider sidewalks and ADA curb ramps at all 
pedestrian crossings can be integrated into the public right-of-
way. Revised parking configurations, additional vehicular signage 
and traffic calming elements will also be recommended to improve 
safety and efficiency for vehicles in the area. The project is being 
jointly financed by the Federal Highway Administration and the 
Town of Fortville.

The intersection of Main Street, Maple Street, and Broadway will 
be a critical component of the Main Street improvements project 
and will need to be a transitional element between the downtown 
core, and the proposed redevelopment areas along Broadway 
in the future. The revised intersection is proposed to include 
additional landscaping, street lighting and a broader pedestrian 
plaza area. These amenities and improvements will need to 
be designed in such a way to allow for the future right-of -way 
configuration of Broadway proposed as part of the long range 
recommendations outlined in Section 05.

Construction on the Main Street corridor improvements is set to 
begin in October 2019 and will likely continue through the 2020 
construction season. 
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The Main Street corridor improvements images were completed as a part of the design process lead by VS Engineering and Context Design. The images included on this 
page were presented to the Fortville Town Council in June of 2017.
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Madison Street

Madison Street, also known as State Road (SR) 13, is classified as a local 
road. Although it is a local road, it provides an important connection 
from Broadway north through Fortville to both I-69 and Lapel. The 
corridor, which has an average of 6,000 vehicles per day, is urban in 
nature. The roadway consists of two travel lanes with curb and gutter. 
Both sidewalks and above-ground utilities are present on both sides 
of the roadway.  Single-family homes are the predominant use along 
Madison Street. However, on the east side of Madison Street within the 
TIF district there is a library and light industrial uses. Locally, the corridor 
serves as a connection to existing traditional residential neighborhoods 
to the east and west. 

The speed limit along Madison Street is 30 mph.  The speed limit 
increases to 55 mph as it exits the Town limits and enters Madison 
County.

INDOT has planned a new signal light at the intersection of Madison 
Street and Broadway.  The project will begin in November 2019 and will 
be completed in early 2020.

RELATED INITIATIVE: 
MADISON STREET

In July 2017, the Town of Fortville adopted the South Madison TIF 
District Master Plan, a document focusing on the development of 
the agricultural land southeast of the historic downtown core. The 
purpose of the Plan is to set a new focus on creating a sense of place 
within the Town of Fortville, improving the physical amenities and 
infrastructure to allow for connectivity and activity and to provide 
opportunities for development and redevelopment within the TIF 
District. While the master plan outlines future land use, zoning and 
development standard recommendations, the recommendations 
related to transportation infrastructure could become critical to the 
success of the Broadway corridor.

The Plan’s proposed transportation network provides for efficient 
access to the proposed development sites, to downtown Fortville, and 
to the nearby neighborhoods by creating a series of interconnected 
and well-managed right-of-way corridors. The proposed street 
network provides vehicular circulation through the South Madison 
TIF district, provides access to downtown Fortville and provides 
efficient regional routes that connect to SR 234, Broadway, and SR 
13. The hierarchy of street types provides for a multi-layered network 
of connectivity that features bicycle and pedestrian facilities, as well 
as opportunities for enhanced landscaping along key corridors. 
The central spine of this transportation network is the proposed 
southern extension of Madison Street.

When complete, the new boulevard will allow for an alternate traffic 
route around the Town, reducing, or eliminating the truck traffic 
through and around downtown. This reduction in vehicular counts 
along the Broadway corridor will help in the creation of an active, 
pedestrian-scaled development along this prominent thoroughfare.
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The Plan included phased roadway design and preliminary design guidelines 
for new development.
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DEVELOPMENT STANDARDS RECOMMENDATION 

A. LOT STANDARDS 

Minimum Lot Area: 
1 acre 

Maximum Lot Area:
N/A  

Minimum Lot Width: 
125 ft 

Maximum Lot Coverage (including all hard surfaces): 
75% 

Minimum front yard setback:
Provide for a 15’ build to line along South Madison Boulevard 
in an eff ort to create a strong building edge along the districts 
primary corridor. Provide a 25’ front yard setback along edge and 
internal roadways.  

Minimum side yard setback:
20 ft 

Minimum rear yard setback:
10 ft 

Minimum living area per dwelling:
N/A 

Minimum ground fl oor living area:
N/A 

Maximum primary structures per lot:
N/A 

Maximum height: 
45 ft Primary Structure / 26 ft Accessory Structure 

Density (residential):
N/A 

COMMERCIAL/ RETAIL ZONING DISTRICT

B. BUILDING FORM 

Building placement:
Site planning which encourages compatibility between the site and the buildings and between 
all buildings on the site is encouraged. The orientation of buildings shall promote interaction 
with the street and provide a pedestrian friendly environment.  The front façade of the primary 
structure shall be oriented toward the public right-of-way that provides access.   

Primary building materials:
Appropriate building fi nish materials include: brick (clay), natural stone, simulated cut stone, 
fi nished (textured and painted) concrete, fi nished (textured and painted) pre-cast concrete 
panels, tile (ceramic or porcelain), masonry composite wall systems, glass (clear or lightly 
tinted), EIFS wall systems only if at least 8’ above grade, and painted concrete masonry units at 
rear facades only. Inappropriate, prohibited building fi nish materials include: wood, plywood, 
unfi nished concrete or concrete panels, steel or aluminum curtain wall systems, plastics, and 
refl ective glass.        

All accessory buildings shall be constructed with materials that are similar and compatible with 
materials used in the principal structure.

A minimum of three materials shall be used for building exteriors, from the following list of 
approved materials. 

Façade:
All structures shall be evaluated in terms of scale, mass, color, proportion, and compatibility with 
adjoining developments. Colors shall be subtle, harmonious and non-refl ective. Accents shall be 
compatible.  

Window and Door openings:
N/A 

Roof materials (roof mounted equipment):
Tile, slate, cedar shake, three dimensional asphalt, fi berglass shingles, standing seam metal, or 
other approved metal shall be used on all structures. Roof mounted equipment on exposed 
roofs shall be screened from view. Modulation of the roof and/or roof line will be required in 
order to eliminate box-shaped buildings.

Parapets must be fully integrated into the architectural design of the building and provide 
seamless design transitions, including exterior materials, between the main building mass, 
mechanical penthouses and other roof
structures. 

COMMERCIAL/ RETAIL ZONING DISTRICT
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CIRCULATION HIERARCHY

The TIF district contains significant existing transportation thoroughfares 
that provide both local and regional connectivity. Broadway is the prime 
east-west corridor that travels through Fortville. Regionally, it provides a 
connection through Hancock County that ultimately reaches southwest 
to the I-465 beltway around Indianapolis. In addition, it provides a 
connection to the northeast with SR 9, a primary north-south corridor, 
and SR 38, a primary east-west corridor. Locally, Broadway provides 
access to a number of smaller local roads that connect the commercial 
corridor to surrounding residential uses.

While Broadway provides east-west connectivity, Maple Street and 
Madison Street provide for north-south connectivity.  Although only a 
short segment of Maple Street is within the district, it provides regional 
connectivity through Hancock County to the south, outside of the district, 
as it transitions into Fortville Pike. Fortville Pike provides connections to 
SR 234, a primary east-west corridor. Further south, Fortville Pike extends 
into Greenfield and runs in close proximity to the I-70 interchange at SR 
9. Locally, Maple Street provides access to both the downtown core and 
surrounding residential neighborhoods. Madison Street provides for 
regional connectivity to the north with a direct connection to I-69. It also 
provides local access to surrounding residential neighborhoods.

Together, Broadway, Maple Street, and Madison Avenue serve as the 
primary routes through the district. Smaller local streets provide access 
from these routes to local neighborhoods. Merrill Street, also known as 
Southeastern Parkway outside of the town limits, provides a connection 
to I-69 and the Hamilton Town Center area.

Primary corridors

Secondary corridors

Supporting corridors

CIRCULATION HIERARCHY LEGEND
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RELATED INITIATIVE:  
THOROUGHFARE PLAN

The Town of Fortville is currently finalizing the area’s first 
thoroughfare plan. The Connect Fortville Thoroughfare Plan is 
an amendment to the 2014 Fortville Comprehensive Plan and is 
intended to be used in coordination with plans for future land use 
and bicycle and pedestrian systems. The final plan will include 
both policy statements and a graphic representation of the policy 
statements in the form of a map. 

Connect Fortville is a guide that anticipates future transportation 
needs in the Town of Fortville and responds to potential needs by 
identifying options for maintaining a well-coordinated, efficient, 
and effective street network. The need, location, and extent of 
any future street construction and/or improvements should follow 
this plan and be implemented based on the best information 
available at that time. 

The Connect Fortville plan establishes a classification system and 
design standards for roadways throughout the community. The 
plan is based on public input and an evaluation of the Envision 
Fortville Comprehensive Plan’s Goals and Objectives. Since the 
Connect Fortville plan sets development priorities, right-of-way 
requirements, and funding requirements for the application of 
the proposed classification system standards, it will be critical for 
the recommendations outlined in Section 05 of this document to 
be included in the final Connect Fortville plan policies and maps. 
By having the recommendations of the Connect Fortville plan, 
and the recommendations included in this planning study align, 
adoption, policy enforcement, and project implementation will be 
streamlined.
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Taken from the Connect Fortville Thoroughfare Plan.



PAGE 38 | BROADWAY TIF DISTRICT MASTER PLAN

INTERSECTION TYPES

The main intersection in the district is the intersection of Broadway, a 
major arterial, and Maple Street, a major collector. This intersection is 
controlled by a traffic light.  There is also a traffic light at the intersection 
of Broadway and Vitality Drive/Garden Street. A number of other 
intersections occur along Broadway with cross streets and alleyways 
that serve as access to surrounding neighborhoods. The following 
streets intersect with Broadway: Shaw Street, Vitality Drive/Garden 
Street, Garden Street, McCarty Street, Merrill Street, Main Street, Oak 
Street, Poplar Street, Walnut Street, Elm Street, High Street, Madison 
Street, Industrial Drive, Ohio Street, Linda Drive, and Motel Drive. All of 
these intersections are controlled by 2-way stop signs.

Intersections also occur along both Maple Street/Main Street and 
Madison Street. These intersections include: Maple Street and High 
Street, Maple Street and Main Street, Main Street and Pearl Street, 
Main Street and Mill Street, Main Street and Staat Street, Main Street 
and Church Street, Madison Street and Pearl Street, Madison Street and 
Mill Street, Madison Street and Staat Street, and Madison Street and 
Michigan Street. All of these intersections are controlled by 2-way stop 
signs.

In addition there are a number of other intersections that occur 
throughout the district that primarily serve the surrounding residential 
neighborhoods. The majority of these intersections are controlled by 
2-way stop signs. One intersection is controlled by a 4-way stop sign 
and one intersection does not have a traffic control sign.  These other 
district intersections include the intersection of Shaw Street and Garden 
Street, Garden Street and Staat Street, Baker Court and Mill Street, 
McCarty Street and Mill Street, Mill Street and Merrill Street, High Street 
and Merrill Street, High Street and Main Street, High Street and Oak 
Street, High Street and Poplar Street, High Street and Walnut Street, 
Pearl Street and Oak Street, Pearl Street and Poplar Street, Pearl Street 
and Walnut Street, Pearl Street and Elm Street, Pearl Street and Ash 
Street.

Signalized intersections

Non signalized intersections

Alley intersections

CIRCULATION HIERARCHY LEGEND
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RELATED INITIATIVE:  
INTERSECTION SIGNALIZATION 

The Indiana Department of Transportation has currently planned 
on installing a traffic signal at the intersection of SR 13 and 
Broadway. This new improvement will allow for SR 13 travelers 
to safely turn onto Broadway, where currently no signalization is 
present. Modifications would be necessary at this intersection to 
incorporate a small raised median along a portion of Broadway. 
This median will prohibit left turns onto Broadway or onto the side 
streets north of the corridor.

INDOT is aware of the South Madison and Broadway TIF District 
Master Plan studies. If possible, accommodations will be made 
to plan for future infrastructure investments within both districts 
during the installation of the traffic signal. 

INDOT has currently planned on installing a traffic signal at the intersection of SR 13 
and Broadway. This new improvement will allow for SR 13 travelers to safely turn onto 
Broadway, where currently no signalization is present. 

BROADWAY STREET

13
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EXISTING PEDESTRIAN NETWORK

The sidewalk network lacks consistent connectivity throughout the 
district. Although Broadway serves as a major east-west corridor through 
town for vehicular traffic, it does not provide for this connection for 
pedestrians. Due to the nature of development on Broadway, sidewalks 
are present only intermittently along the corridor. Within the main core 
of Fortville, from Garden Street to Madison Street, the majority of streets 
that intersect with the Broadway Street corridor have sidewalks on both 
sides. These sidewalks provide an opportunity to increase connectivity 
within the district when sidewalks are provided along Broadway. 

Existing concrete sidewalks

PEDESTRIAN NETWORK LEGEND
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Due to the nature of development on Broadway, sidewalks are present only intermittently along the corridor. Within the main core of Fortville, from Garden Street 
to Madison Street, the majority of streets that intersect with the Broadway Street corridor have sidewalks on both sides. 
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TRAFFIC CAPACITY AND SENSITIVITY ANALYSIS

Traditionally, the focus of roadway design is on system and capacity 
expansion, not contraction. Whenever and wherever traffic volumes 
on a section of road outgrew what a 2-lane road could accommodate 
efficiently, the next step in roadway design in most cases was to increase 
the cross-section to 4 lanes. Consequently, four-lane roadways became 
the norm throughout the country, whether the capacity was necessary 
or not. Recently, communities, state wide departments of transportation 
and the Federal Highway Administration have demonstrated that “Road 
Diets” can prove to be beneficial for vehicular safety, corridor operations, 
pedestrians, and cyclists and overall community quality of life.

A road diet is generally described as removing travel lanes from a 
roadway and utilizing the space for other uses and travel modes. The 
most common road diet practice is the conversion of an undivided four 
lane roadway to a 3-lane undivided roadway made up of two through 
lanes and a center 2-way left-turn lane. The reduction of lanes allows 
the roadway cross section to be reallocated for other uses such as bike 
lanes, pedestrian refuge islands, transit uses, and/or parking.

While road diets are proving to be game changers in terms of overall 
corridor safety and efficiencies, the feasibility of a road diet depends on 
a variety of factors including speed, level of service, quality of service, 
capacity, peak hour and peak direction, turning volumes and patterns 
as well as the considerations of multi-modal users such as pedestrian, 
cyclists, and transit. In order to fully understand the Broadway corridor, 
its current condition, level of service and future capacity needs, the 
master plan study included a cursory capacity analysis of the corridor to 
determine if a road diet was feasible for the corridor. 

The intent of the exercise is only to show that the two study intersections 
(Broadway and Main Street/ Maple Street and Broadway Street and SR 
13/Madison Street) can operate through a 20 year lifespan with the 
following criteria:  

• Volume to Capacity (V/C) ratio of less than 1.0 for the US 36 and SR 
13 approaches 

• Approach LOS D or better for the US 36 and SR 13 approaches 

• Movement LOS E or better for the US 36 and SR 13 approaches 

• No thresholds for all local approaches 

The capacity analysis output is included as part of a full memorandum to 
the Indiana Department of Transportation and is included in Appendix 
B. This memorandum was used during the planning process to inform 
the Indiana Department of Transportation on the planning project, its 
process and the short and long term recommendations outlined in 
Section 05 of this plan.

This analysis incorporates the recommendations found in the South 
Madison TIF District Master plan and includes the extension of South 
Madison Boulevard south of US 36 to Fortville Pike with a 3-lane cross-
section and a modification of the traffic signal at the intersection of US 
36 and Madison Street.  This new connection will relieve Broadway of 
some traffic currently using the Broadway corridor to get to Fortville 
Pike; however, the reduction in traffic will be offset due to the anticipated 
redevelopment of properties along US 36.  Therefore, no traffic was 
shifted from Broadway to Madison Street for the purposes of this 
analysis.  Using the proposed land uses determined in the 2014 Envision 
Fortville Comprehensive Plan as a guide, the Broadway TIF District is 
expected to generate approximately 11,350 trips per day, some of which 
will utilize US 36.  These trips have been included.
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Findings and Outcomes
Following are findings of the capacity analysis exercise on Broadway: 

• The AM peak hour has a significantly higher demand than does the 
PM peak hour; however, both the AM and PM peak periods were 
analyzed to ensure that no directional movements existed that would 
cause the subject approaches to fail. 

• It is possible to meet the objectives listed above for both the Maple 
Street and the SR 13 intersections with US 36 in both the AM and PM 
peak hours if the following minimum lane configurations are used: 

• US 36 and Maple Street 

• Eastbound – 1 left turn, 1 through, 1 right turn 

• Westbound – 1 left turn, 1 through, 1 right turn 

• Northbound – Existing (1 shared left/through/right) 

• Southbound – Existing (1 shared left/through/right) 

• US 36 and SR 13 (Madison Street) 

• Eastbound – 1 left turn, 1 through, 1 right turn 

• Westbound – 1 left turn, 1 shared through/right 

• Northbound – 1 left turn, 1 shared through/right (to be 
constructed with Madison Street extension) 

• Southbound – Existing (1 shared through/left, 1 right turn) 

The measures of effectiveness (MOE’s) can be summarized as follows:

Intersection: US 36/ Maple Street
Analysis Period: Design year AM peak hour

Approach Movement V/C ratio LOS
Delay  

(sec/veh)
95th %-ile 
Queue (ft)

N

L

2.51 F >300 1,029T

R

E

L 0.46 A 9 65

T
0.96 C 33 1,486

R

S

L

2.88 F >300 1,168T

R

W

L 0.11 A 9 25

T 0.54 C 21 458

R 0.15 A 2 29
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Intersection: US 36/ Maple Street
Analysis Period: Design year PM peak hour

Approach Movement V/C ratio LOS
Delay  

(sec/veh)
95th %-ile 
Queue (ft)

N

L

1.24 F 183 561T

R

E

L 0.47 C 23 63

T
0.61 C 26 460

R

S

L

1.76 F >300 1,127T

R

W

L 0.15 B 12 37

T 0.91 D 46 818

R 0.15 A 5 39

Intersection: US 36/ SR 13/ Madison Street
Analysis Period: Design year AM peak hour

Approach Movement V/C ratio LOS
Delay 

(sec/veh)
95th %-ile 
Queue (ft)

N

L
0.47 C 29 134

T

R 0.94 D 41 219

E

L .35 A 8 48

T .85 C 28 532

R 0.12 A 3 25

S

L 0.22 C 25 50

T
0.29 B 12 59

R

W

L 0.79 C 29 127

T
0.58 B 12 220

R

Intersection: US 36/ SR 13/ Madison Street
Analysis Period: Design year PM peak hour

Approach Movement V/C ratio LOS
Delay 

(sec/veh)
95th %-ile 
Queue (ft)

N

L
0.66 D 45 205

T

R 0.43 A 6 63

E

L 0.72 D 43 125
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In addition to the design year analysis, a sensitivity analysis was run 
to determine the approximate reduction in design year traffic that 
would need to occur in order to obtain a V/C ratio of less than 1.0 for 
all movements at each of the intersections.  It was determined that at 
70% of the design year volumes, the AM peak hour will have a V/C ratio 
of less than 1.0 for all movements.  Likewise, at 75% of the design year 
volumes, the PM peak hour will have a V/C ratio of less than 1.0 for all 
movements. 

Based upon the cursory analysis performed to check the efficacy 
of a three-lane section on US 36, it can be concluded that the three-
lane section will perform acceptably on the INDOT approaches for 
approximately 20 years.   It was also determined that the side streets 
will continue to operate acceptably until the overall network volumes 
reach 70% of the design year traffic.

The outcome of the study allows for the Town of Fortville to consider 
short term infrastructure modifications to the corridor. Modifications that 
could potentially be implemented within the right-of-way they currently 
control. This flexibility allows for immediate changes to be considered, 
as well as planning for the long-term transformation of the corridor.





03 DISTRICT VISION





Transportation systems, streets and intersections are vital pieces of 
livable, attractive communities. Everyone, regardless of age, ability, 
income, race, or ethnicity, ought to have safe, comfortable, and 
convenient access to community destinations and public places–
whether walking, driving, bicycling, or taking public transportation. But 
too many of our streets are designed only for speeding cars or creeping 
traffic jams. They are often unsafe for people on foot or bike and 
generally unpleasant for everyone.

Even where daily destinations are close to home, incomplete streets too 
often make them inaccessible by foot, or bicycle. These destinations are 
often times cut off by high-speed roads lacking bike facilities, sidewalks, 
and/or safe crossings. While some streets do provide a minimally safe 
pedestrian environment, it may not be a pleasant one – the absence 
of benches, scarce landscaping, proximity to high-speed or heavy 
traffic, and storefronts set back from the sidewalk do little to encourage 
walking.

In an effort to foster walkable and livable communities, cities and towns 
across the country are beginning to embrace fundamental principles 
of smart growth to meet the local residents’ desires of having choices 
in housing, shopping, recreation and transportation. Fortville is one of 
those communities and is proactively working to create and foster a 
smarter, more comprehensive form of development and infrastructure. 

Streets designed solely for automobile travel 
also put people at risk. Between 2005 and 
2014, a total of 46,149 people were struck 
and killed by cars while walking in the United 
States. In 2014, the most recent year for which 
data are available, 4,884 people were killed by 
a car while walking—105 people more than 
in 2013. On average, 13 people were struck 
and killed by a car while walking every day in 
2014. And between 2005 and 2014, Americans 
were 7.2 times more likely to die as a 
pedestrian than from a natural disaster. Each 
one of those people was a child, parent, friend, 
classmate, or neighbor. And these tragedies are 
occurring across the country—in small towns 
and big cities, in communities on the coast and 
in the heartland. 

“ 

“ 

Complete Street Coalition
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For the Broadway corridor, and surrounding TIF district, the vision has 
always been clear and well defined. The district is intended to be an 
active area of diverse development that respects and fosters the small-
town charm for which Fortville is known. Additionally, the district needs 
to be safe and encourage mobility along all of its corridors with primary 
connectivity being provided along the Broadway corridor, the primary 
spine running through both the Town and the TIF district. 

Together, Town leadership, community stakeholders and the public 
developed, and refined a shared vision for both the district and the 
corridor that included allocating space for wide pedestrian walkways 
along Broadway, allowing for paved, designated utility corridors so 
pedestrian paths were not interrupted by light poles, wayfinding signage, 
fire hydrants or traffic signal controls. The community envisioned 
having tree lawns on either side of the roadway corridor that would 
allow for street tree plantings which would lessen the noise and visual 
impacts along the road. A landscaped median would provide additional 
aesthetic value, but would also allow for controlled vehicular access 
along the congested corridor. Limited turning movements, would allow 
for designated pedestrian crossings at known intersections and limited 
curb and driveway cuts (all of which reduces opportunity for conflicts 
between vehicles and pedestrians). Improved signalized intersections 
would benefit pedestrians, but also the thousands of vehicles that travel 
through the district reducing the congestion that exists today. Town 
leaders, stakeholders and the public also see the Broadway TIF District 
becoming a vibrant and active place, home to restaurants, offices, 
apartments and boutique shops. Over time, the historic downtown core 
will be so prosperous that the development will continue, and begin 
to front Broadway so that the new, walkable spine is bordered by 
restaurant cafes, and storefronts.
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Designing a street with pedestrians in mind 
– sidewalks, raised medians, better bus stop 
placement, traffic-calming measures, and 
treatments for travelers with disabilities – 
may reduce pedestrian risk by as much as 28 
percent. 

This vision of a vibrant district and a corridor that caters to both vehicular 
and pedestrian transportation choices originated during the 2014 
Envision Fortville Comprehensive Plan, and continues in the recently 
adopted Connect Fortville Thoroughfare Plan. Together, these planning 
policy documents encourage the development and maintenance of 
a transportation system that provides safe and pleasant routes for all 
modes of transportation in addition to the automobile. In addition to 
transportation focused changes, the planning documents foster the 
development of land use and subdivision regulations that encourage 
development patterns that connect to, and enhance the Town’s arterials 
and secondary corridors. The goals and objectives outlined in the 
Comprehensive and recent Thoroughfare Plan, are currently becoming 
a reality thanks to the efforts of Town leadership and community 
stakeholders.

Based on the work completed to date and outlined in Section 02, the 
Town of Fortville has active policy directives that provide for the mix of 
land uses, housing options, preservation of culturally historic properties 
and clearly defined development policies and practices for the historic 
downtown core and the Broadway TIF District as a whole. These policies 
and procedures will guide the Town in developing a livable community 
within the Broadway TIF District, but are unfortunately dependent on 
private development and changing economic conditions. As a way to 
continue the development of a walkable and livable Fortville, the Town 
has begun to put considerable thought into how they, in partnership with 
the Indiana Department of Transportation (INDOT) can promote a more 
walkable and connected community. By planning for both sidewalk and 
shared use path improvements throughout the town, Fortville leadership 
can provide for these capital improvement projects based on budgeting 
cycles, rather than private development rates and economic conditions. 
Prior to the initiation of this TIF District master planning process, the 
Town of Fortville leadership, along with key community stakeholders, 
identified the tie between livable and active community development, 
and diverse transportation choices. 

“ 
King, M., Carnegie, J., & Ewing, R. 

“ 
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Complete Streets is a policy and design approach 
that requires streets to be planned, designed, 
operated, and maintained to enable safe, 
convenient and comfortable travel and access for 
users of all ages and abilities regardless of their 
mode of transportation. Complete Streets allow 
for safe travel by those walking, cycling, driving 
automobiles, riding public transportation, or 
delivering goods.

The tie between livable and active communities and diverse 
transportation choices ultimately will benefit the Town of Fortville in a 
variety of ways. Communities with multiple transportation choices are 
often considered to offer their residents a higher quality of life. Residents 
tend to be physically healthier. A comprehensive study of walkability has 
found that people in walkable neighborhoods did about 35-45 more 
minutes of moderate intensity physical activity per week and were 
substantially less likely to be overweight or obese than similar people 
living in low-walkable neighborhoods.i They are oftentimes incredibly 
connected to the community, both socially and physically, as they have 
accessible connections to key focal points of activity throughout their 
neighborhood. Children are able to walk to school, allowing them to 
become familiar with their community and perform better in school. 
Traffic congestion is lower because there are fewer vehicles on the 
road and less conflict with allowed alternative transportation users. In 
addition to these well-documented benefits, multi-modal transportation 
choices make economic sense. A balanced transportation system that 
includes complete streets can bolster economic growth and stability by 
providing accessible and efficient connections between residences, 
schools, parks, public transportation, offices, and retail destinations.

The investment that communities make in implementing Complete 
Streets infrastructure can stimulate far greater private investment, 
especially in retail districts and downtowns where pedestrians and 
cyclists feel unwelcome. Lancaster, California added pedestrian 
safety features as part of a downtown revitalization effort, including a 
pedestrian-only plaza, wider sidewalks, landscaping and traffic calming. 
The project spurred $125 million in private investment, a 26% increase 
in sales tax revenue, and 800 new jobs, after a public investment of 
$10.6 million.ii  

i Sallis, James F, et al. (2009). “Neighborhood built environment and income: 
Examining multiple health outcomes.” Social Science and Medicine 68:1285-
1293. 
ii National Complete Streets Coalition (2012, February 22). It’s a safe decision: 
Complete streets in California. PDF. 

https://en.wikipedia.org/wiki/Walking
https://en.wikipedia.org/wiki/Cycling
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In addition to private investment, balanced transportation systems have 
been noted to raise property values, by providing safe and accessible 
routes for people on foot or bicycles. In a survey of 15 real estate markets 
from Jacksonville, Florida to Stockton, California a one-point increase 
in the walkability of a neighborhood as measured by WalkScore.com 
increased home values by $700 to $3,000. This increase is amplified 
when walkable neighborhoods are near each otheriii, demonstrating the 
value of balanced networks throughout a community.

By implementing multi-modal transportation improvements within 
the designated Broadway TIF District, the Town of Fortville is poised 
to reap the rewards of a balanced and smarter approach to capital 
improvements on both physical and economic fronts. As a component 
of this planning study, the financial benefits and TIF property impacts 
associated with redevelopment, new development and multi-modal 
corridor improvements were studied in order to provide a revenue 
projection for the Broadway TIF district. The methodology and results 
are outlined in Appendix ‘C’.

There is no singular design prescription for completing all streets, 
instead each roadway corridor is unique and the design needs to 
respond to its community context and overarching community needs. 
A complete street may include: sidewalks, bike lanes (or wide paved 
shoulders), special bus lanes, comfortable and accessible public 
transportation stops, frequent and safe crossing opportunities, median 
islands, accessible pedestrian signals, curb extensions, narrower travel 
lanes, roundabouts, and more. The recommendations outlined in 
Sections  04 and 05 have been informed by years of previous planning, 
policy development, private development needs, and the desires, wants 
and needs of the Fortville residents. 

iii The Brookings Institution. (2012, May 25). Walk this way: The economic promise 
of walkable places in metropolitan Washington D.C. (16). Washington D.C.: The 
Brookings Institute. Retrieved 2012, August 8, from http://www.brookings.edu/
research/papers/2012/05/25-walkable-places-leinberger. 

When complete, either in the short-, or long-term, the Town of Fortville 
will have created a walkable environment for their downtown core, the 
adjacent residential neighborhoods, and would have also provided 
for additional north-south and east-west connections which provide 
connections to local offices, retail establishments, schools and 
community open spaces.



04 CONNECTIVITY TOOLKIT





The design of vehicular roadway corridors and dynamic pedestrian 
environments is unique and varies based on site constraints, market 
demands, and local politics. These variables also evolve and change 
based on the timing of implementation, available funding, the desires of 
private development, and often times hinge on the approval of local or 
state officials. The Broadway corridor is not immune to the impacts of 
these external factors and will be sensitive to the market demands on 
the area. As outlined in Section 05, the recommendations for Broadway 
Street are organized around two different assumptions, and together 
provide a series of recommendations for immediate and short-term 
improvements or a more transformative long-term reconstruction plan. 
The plan’s recommendations therefore needed to be detailed yet 
flexible to allow for implementation over a wide time frame. 

The Connectivity Tool Kit was designed to provide guidance to planners, 
designers, and engineers during the planning and design of future 
Broadway amenities. The Connectivity Tool Kit is intended to provide a 
general overview of each proposed amenity, its impact on connectivity, 
and identify minimum design standards for successful implementation. 
The Tool Kit is organized into the following categories so users can 
easily find information on the appropriate tool, or combination of tools 
that address the vehicular and pedestrian environment.

• Vehicular Functionality

• Pedestrian Facilities

• Pedestrian Amenities + Environment

The features and amenities outlined in this section are considered core 
facilities and are necessary to the development of the active pedestrian 
environment adjacent to the Broadway corridor. The Tool Kit supports 
implementation of the full corridor vision discussed in Section 04 by 
providing facility design flexibility to accommodate a variety of potential 
future user types and volumes. The core facility parameters outlined 
here should be supplemented with the aesthetic details of Section 05, 
which correspond to both short- and long-term implementation time 
frames.
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Corridor Right-of-Way 
Public right-of-way is defined as a portion of land that is owned and reserved by local and state 
government for the intended use of pedestrian and vehicular traffic along public routes. Right-of-
way corridors typically include all transportation amenities including medians, travel lanes, parking 
lanes, tree lawns, paved buffers, public sidewalks and/or trails. To allow multiple agencies access 
to public or private utilities, the right-of-way often times includes all necessary utility mains, inlets 
and access points. This land is generally controlled either by the state or a community through 
the enforcement of zoning ordinances, and when it is well-designed, it can help to create a unified 
aesthetic of municipal infrastructure that is often part of the experience and overall identity of a 
community. 

Right-of-Way Expansion
As development patterns and transportation needs change, the allocated right-of-way along 
public corridors may need to expand. This right-of-way expansion can occur at the onset of 
a construction improvement project or can be done proactively by a community interested in 
dedicating land for future growth and expansion. The most common process used to expand a 
corridor’s right-of-way is acquisition by purchase. Purchasing from private land owners results in 
fair compensation for private property owners, and in the instance of unoccupied or unowned 
properties, legal methods such as condemnation can be utilized. Acquisition by purchase is most 
often used at the onset of construction, and depending on the total number of property owners, 
this method can escalate project costs and affect project timelines.

When planning for a community’s long-term expansion, additional right-of-way can be secured 
by using land dedication or land exchanges. To facilitate the exchange, expectations of right-of-
way acquisition are identified as part of a public policy or zoning ordinance (see Connect Fortville 
Thoroughfare Master Plan), and through new development or redevelopment, private property 
is dedicated as public right-of-way. This process, while potentially slow, requires minimal public 
funds and is often done prior to construction of an improvement project having minimal effect on 
costs and schedules. 

VEHICULAR FUNCTIONALITY

Features and amenities included in the vehicular functionality category provide for the safe and efficient movement of vehicular traffic. These 
elements together define the vehicular speeds and vehicular facilities. Additionally, these elements are within the boundaries of land owned and 
maintained by the state and are within their purview regarding oversight and approval.
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Planning for Right-of-Way
Right-of-way widths are critical to the functional and aesthetic success of 
a corridor. Wide corridors can often times feel uninviting to pedestrians 
or cyclists due to the scale of the space, while narrow right-of-way 
corridors may not allow for vital infrastructure such as sidewalks, trails 
or street tree plantings making the space unsafe or unpleasant. When 
planning for future right-of-way amenities or acquisitions, communities 
should evaluate the goals (both functional and visual) per each specific 
roadway. 

Roadway speed limits
A corridor’s vehicular speed limit defines the maximum speed at which 
one is allowed to drive on a particular corridor. Determining the speed 
limits of roads within a transportation system has a significant role in the 
speed management of vehicles as well as the way pedestrians traverse 
the corridor and experience places along the corridor. 

State and local transportation agencies recommend and set appropriate 
speed limits by completing engineering speed studies and following the 
guidance presented in the Manual on Uniform Traffic Control Devices 
(MUTCD) published by the Federal Highway Administration (FHWA).

From a functional standpoint, corridor speed limits are selected based 
on the following elements:

• Functional Classification 
Functional classification is the process by which streets and 
highways are grouped into classes, or systems, according to the 
character of service they are intended to provide. Functional 
classification outlines how travel can be channelized within the 
network in a logical and efficient manner by defining the part that 

any particular road or street should play in serving the flow of trips 
through a highway network. Traditionally, roadways with a highway 
functional classification should be designed with a higher design 
speed than a lower functional classification facility.

• Urban/Rural 
The design speed in a rural area is generally higher than that in an 
urban area. This is consistent with the typically fewer constraints in 
a rural area (e.g., less development/less access to adjacent land). 

• Terrain 
The flatter the terrain, the higher the selected design speed may 
be. 

• Traffic Volume 
As traffic volume increases, a higher design speed should be 
used. For example, the design speed on a rural collector will vary 
according to traffic volume. 

In a corridor that provides facilities for both vehicles, pedestrians 
and cyclists, speed limits should take into account not only vehicular 
capacity, but the pedestrian facilities within the right-of-way, as well 
as the needs of the adjacent businesses. 

While no empirical evidence is available to show the relationship 
between pedestrian use and vehicle speeds, it is well understood that 
most people will tend to avoid situations they deem to be hazardous. As 
traffic speeds increase, the rate of movement and the sounds of passing 
vehicles are more imposing, causing anxiety and discomfort. Areas of 
lesser traffic and slower speeds will be more calm and tolerable and feel 
safer to people of varying ages and backgrounds. 
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Access management
Access management is the proactive management of vehicular access point locations, spacing, 
and design. Access management techniques traditionally include the use of driveway and road 
spacing, turning lane location and design, median treatments, and right-of-way management. 
The effective design and management of these amenities promotes safety and efficiency along 
roadway corridors by increasing the roadway capacity and reducing the number of conflict points 
along a corridor.

Access management techniques are often achieved through the application of both planning, 
regulatory, and design strategies. While much of the planning and regulatory techniques are 
being identified and implemented as a part of the ongoing strategies and initiatives throughout 
the district (see Section 02), specific design strategies can be beneficial as the Broadway corridor 
develops over time.

The Town is in the process of reviewing a formal Access Management Policy/Ordinance, intended 
to be adopted in early 2018, which was developed by the Madison County Council of Governments 
(MCCOG) in conjunction with the Connect Fortville Thoroughfare Master Plan.

Signal Spacing
Closely spaced or irregularly spaced traffic signals on arterial roadways result in frequent stops, 
unnecessary delay, increased fuel consumption, excessive vehicle emissions, and high crash 
rates. Long and uniform signal spacing allows timing plans that are efficient during the varying 
conditions of peak and off-peak traffic.

Non-Signalized Spacing
Non-signalized connection spacing of cross streets also greatly affects the safety and efficiency 
of the roadway. Closely spaced or irregularly spaced non-signalized intersections pose safety 
concerns by minimizing sight distances, reducing the functional area of the corridor, and 
providing more opportunities for turning movement conflicts. Separating or spacing out non-
signalized intersections simplifies the driver’s workload and helps reduce the risk of collisions. 

VEHICULAR FUNCTIONALITY
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Medians
The presence or absence of a median has a substantial impact on 
roadway operations and safety, and for allowing left turns to abutting 
properties. Non-traversable medians utilize a raised design, which 
accommodates landscaping while physically controlling the turning 
movements along the corridor.

Driveway Consolidation
Driveway consolidation is the process of reducing the frequency/
occurrence of driveways along a major roadway by closing driveways, 
creating alternative access ways, creating shared driveways, relocating 
entrances to side streets, or promoting cross access. Such projects 
are generally done to improve highway safety but can also improve 
traffic flow and in some cases it can provide a better environment 
for the business owner in terms of parking and circulation. Driveway 
consolidation can be applied as an individual access management 
strategy, but it is most often done in conjunction with the installation of 
medians, two-way-left-turn lanes, and/or frontage or backage roads.

Left Turn Lanes
Left turn lanes are an important access management measure 
because they allow left turning vehicles to be separated from the 
through traffic. This helps to reduce delays and traffic backups that 
cause lane changing and rear-end collisions. 
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Intersection Design 
Multimodal intersections operate with pedestrians, bicycles, cars, buses, trucks, and in some 
cases, trains. The diverse uses of intersections involve a high level of activity and shared space. 
Intersections have the unique characteristic of accommodating the almost-constant occurrence 
of conflicts between all modes, and most collisions on thoroughfares take place at intersections. 
This characteristic is the basis for most intersection design standards, particularly for safety.

Designing multimodal intersections with the appropriate  accommodations for all users is 
performed on a case-by-case basis. The design extends beyond the immediate intersection 
and encompasses the approaches, medians, streetside and driveways, and adjacent land uses. 
The designer should begin with an understanding of the community objectives and priorities 
related to design trade-offs such as vehicular capacity and level of service, large-vehicle turning 
requirements, conflicts, pedestrian and bicycle convenience, accessibility and the efficiency of 
public transit service. Intersections are perhaps the most sensitive operational component of 
thoroughfare systems.

In urban areas, intersections have a significant place-making function as well as a transportation 
function. Significant land uses and architecturally significant buildings are located at intersections 
and might provide pedestrian access directly from the corners. Intersections may also serve as 
gateways and are frequently the first thing visitors see when they enter a neighborhood.

VEHICULAR FUNCTIONALITY



FORTVILLE, INDIANA | PAGE 63



PAGE 64 | BROADWAY TIF DISTRICT MASTER PLAN

Sidewalks
Creating a sidewalk system along Broadway will require more than just filling in gaps along the 
existing network. It will require a more complete understanding of what makes a more comfortable 
and usable environment in an urban setting. Quality sidewalks accommodate the needs of users 
with different physical abilities and provide other functional needs such as amenities, lighting, 
and safety. Successful urban walkways also address aesthetics enhancing the overall feel and 
improving the visual appeal of a place. Incorporating the following recommendations into future 
projects will ensure that a wide variety of users will comfortably navigate the sidewalks and the 
Town will be a more pleasant and inviting location.

Location
Sidewalks are traditionally located within the public right-of-way to provide connections 
to multiple development areas. In more developed, urban areas sidewalks bridge the gap 
between roadway corridors and private development by providing space for walking, pedestrian 
amenities and utilities. Public sidewalks can be located immediately adjacent to roadway curbs, 
providing for a limited buffer between pedestrians and vehicular traffic. When space is available, 
sidewalks can be separated from vehicular travel by a paved, or vegetated buffer. 

Widths
In general, sidewalks along Broadway should maintain a minimum width of 6 feet (72 in.) to 
allow two people, walking in the same direction to walk side-by-side with ease. This also allows 
two people to comfortably pass each other walking in opposite directions. When approaching 
commercial centers or other public gathering places, sidewalks may need to widen to 
accommodate many users at once, and where significant intersections are located, additional 
space should be provided for proper traffic flow.

When trying to accommodate off-street bicycle activity within the pedestrian zone, walkways 
will need to be expanded to a minimum of 10 feet in width. This additional width allows for two 
cyclists to safely pass one another. 

PEDESTRIAN FACILITIES

Features and amenities included in the pedestrian facilities category provide for the safe and efficient movement of pedestrian traffic. In active, 
urban or suburban environments, pedestrian facilities must be integrated into the vehicular network. Special care and attention therefore must be 
given to the design and placement of these facilities within the right of way. 



FORTVILLE, INDIANA | PAGE 65

Grades
The grade, or slope, of sidewalks is an important consideration. First, people with limited 
mobility may tire easily moving up steep slopes but have less difficulty traveling over gradual 
inclines. Traveling down steep inclines may be troublesome for anyone when the ground is 
wet or icy, and wheelchair users might have difficulty maintaining control. For these reasons, 
sidewalk slopes should not exceed 5 percent. When 5 percent is not attainable, 8.3 percent is 
the maximum incline while providing landings every 30 feet. 

Materials
Traditionally, sidewalks are constructed using standard or reinforced concrete pavement with 
a uniform joint pattern applied throughout. To further enhance a community’s character and 
appeal, other pavement treatments including pavers (asphalt, concrete and/or permeable 
systems), and decorative color or stamping to further tie the pedestrian space to the built 
environment. 

When pedestrian facilities widen beyond 6 feet in width, some communities will utilize asphalt 
pavement rather than poured concrete. In wider dimensions the asphalt sidewalk is easier 
to install and is sometimes more cost efficient. Decorative treatments can also be applied to 
asphalt pavement to allow for a unique character that enhances the community throughout and 
gives the asphalt a more welcoming appearance.

Regardless of the application, consideration of several different factors should be taken into 
account prior to selecting materials. Pavement should be chosen based on the aesthetics and 
the purpose of the proposed location. Durability, cost and maintenance priorities should also 
be thought of as materials handle the elements differently from one another. While a quality 
paver might be more expensive initially, concrete and asphalt will wear over time and crack, 
losing their appeal and will typically need to be repaired or replaced much sooner.  Additionally, 
the material type used should reflect the adjacent land typology.  A concrete sidewalk is more 
typical in urban and commercial settings, while asphalt paths are more common in suburban 
and semi-rural environments.
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Pedestrian Crossings
Pedestrian crossings are essential, as they make the difference between sidewalks existing as 
isolated segments and an interconnected, community-wide pedestrian network. According to the 
National Highway Traffic Safety Administration, 5,376 pedestrian fatalities occurred in the United 
States in 2015i. Ensuring quality pedestrian crossings should be a priority to every community 
as these locations intersect pedestrian and automobile realms and pose the greatest potential 
conflict between the two. Proper design is critical to ensuring that both pedestrians and motorists 
are aware of one another, and that both parties understand when and where it is appropriate for 
pedestrians to cross the street. 

The most common crossing locations for pedestrians are at signalized intersections and are 
marked to clearly define the pedestrian zone to maximize visibility. Crosswalk markings should 
include a series of 12- to 24-inch wide stripes spaced 12 to 24 inches apart and running parallel to 
the direction of vehicle travel. Using contrasting markings and bright colors will provide greater 
visual significance to crosswalks. Additional consideration may be taken to space the markings 
so that the primary path of vehicle tires runs between the painted stripes, thereby increasing 
the longevity of the crosswalk. Simply providing two lines running parallel to the direction of 
pedestrian travel is not as visible to approaching drivers. 

i https://www.nhtsa.gov/search?keywords=pedestrian&name=

PEDESTRIAN FACILITIES



FORTVILLE, INDIANA | PAGE 67

Pedestrian Signals
Pedestrian crosswalks should not be used as an isolated tool, but 
rather should be paired with infrastructure that is visible to the vehicular 
network. To enhance the visibility and functionality of crosswalks, 
various elements such as signs or crossing signals may accompany 
them at intersections.

Pedestrian signals should be clearly visible to the pedestrian at all times 
when in the crosswalk or waiting on the far side of the street. Existing 
WALK and DON’T WALK messages may remain for the rest of their 
useful life, but countdown pedestrian indications are required for all 
newly installed traffic signals where pedestrian signals are installed. 
They must be designed to begin counting down at the beginning of the 
clearance (flashing DON’T WALK) interval and can be on fixed-time, or 
pushbutton operation. Countdown signals have been demonstrated to 
reduce pedestrian crossings when only a few seconds remain.

Pedestrian detectors at traffic signals may be pushbuttons or passive 
detection devices, which register the presence of a pedestrian in a 
position indicative of a desire to cross, without requiring the pedestrian 
to push a button. Pedestrian pushbuttons should be well-designed 
and within reach and operable from a flat surface for pedestrians in 
wheelchairs and with visual disabilities. They should be conveniently 
placed in the area where pedestrians wait to cross and should clearly 
indicate which pedestrian signals will be activated. 
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To further maximize the placement of pedestrian signals, adjacent 
vehicular traffic signals may be retimed to prevent cars in a turning lane 
from establishing their turn before pedestrians may begin crossing. 
Typically, a pedestrian signal changes from DON’T WALK to WALK the 
same time the concurrent traffic signal changes from red to green. The 
challenge for pedestrians is that turning vehicles may begin driving 
before pedestrians have a chance to begin crossing. With the leading 
pedestrian interval strategy, drivers would be held at a red light for 4 to 
7 seconds while pedestrians may begin crossing the street. 

Pedestrian safety is maximized when drivers are aware of the crosswalk 
location and know when a pedestrian is attempting to cross. People who 
use wheelchairs are at a lower height than other pedestrians and may 
be more difficult for motorists to detect. People with vision impairments 
cannot establish eye contact with an approaching motorist, which may 
also decrease the probability that they will be seen or that the motorist 
will know that a crossing will be attempted. Flashing lights that are 
activated only when a pedestrian is attempting to cross can enhance 
crosswalk detection by motorists. 

Rectangular Rapid Flash Beacon (RRFB’s)
These signals most commonly are used at intersections without stoplights 
or in mid-block pedestrian crossing lanes. Using rapidly flashing, yellow 
LED lights mounted on yellow pedestrian signs, the lights flash to signal 
to drivers that a pedestrian is either about to cross or is in the crosswalk. 
The lights are activated either by pushbutton or passive detection, and 
are often times powered by solar panels attached to the top of the unit, 
reducing costs and energy consumption. According to statistics from 
the Federal Highway Administration, this system shows a significant 
increase in traffic stopping for pedestrian crossings compared to 
crossings without a beacon signalii.
ii https://safety.fhwa.dot.gov/intersection/conventional/unsignalized/tech_sum/

fhwasa09009/

PEDESTRIAN FACILITIES
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High Intensity Activated Crosswalk (HAWK)
Identified by the Federal Highway Administration as a pedestrian hybrid 
beacon, these crosswalks are usually located at mid-block crossings 
where drivers may not typically be required to stop. While mid-block 
crossings may be less common, the majority of fatal accidents with 
pedestrians occur at these locations. According to the FHWA, more than 
70% of pedestrian fatalities occur at these locations, where vehicles 
are travelling at much faster speeds. Using HAWK systems help to 
significantly reduce such accidents and have even shown to reduce 
accidents due to drivers trying to avoid hitting pedestrians, as well.

These signals remain off until activated by a pedestrian wishing to cross 
a specific intersection, and upon manually pressing a button, a raised 
signal, similar to a stop light, begins flashing yellow to warn drivers to 
prepare to stop. Once the signal changes to a solid red state, traffic is 
required to stop and the pedestrian receives a WALK signal to proceed. 
After a brief period, the red light begins to blink, permitting drivers to 
proceed once pedestrians have crossed and it is safe to do so.  
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Public Amenity Areas
Amenity areas are publicly accessible areas, typically located within the public right-of-way, and 
their purpose is to enhance the enjoyment of the public realm. These areas are included to meet 
the needs of pedestrians and provide features such as seating, bike racks, or waste receptacles. 
To avoid conflict with adjacent pedestrian and bicycle facilities, these areas should adhere to 
certain guidelines as established below.  

In their most basic form, amenity areas may simply serve as a buffer between pedestrians and 
vehicular traffic. While comfort is one of the greatest psychological factors in creating a usable 
public space, separation from traffic will reduce the feeling of angst and discomfort caused by 
walking adjacent to vehicles traveling at higher speeds. Buffers may be designed to create a 
visual separation from traffic, such as a lawn panel or an on-street bike lane. Buffers may also take 
on a more physical barrier such as street trees or other plantings or a parking lane. Providing a 
defined distinction between pedestrian and vehicular space will go a long way in making a public 
walkway feel more inviting.

Spacing of these areas should be considered to fit the needs of all parties along the entirety of 
a walkable route. To provide ample opportunities for users to take advantage of these areas, it 
is recommended that a community provide amenities along every 75 linear feet of roadway next 
to businesses and every 150 feet adjacent to residential or civic uses. To accommodate a wider 
array of users, it is recommended that at least half of these amenity areas include additional space 
for equipment such as wheelchairs or bicycles. Having adequate amenities within busier districts 
will allow a larger group of users more access to these features.

Within these amenity areas, routes should be clear of all obstructions that might disrupt the flow of 
pedestrian traffic or cause injury, especially in a day where technology demands our attention at 
all times. All benches and receptacles should be situated off of the main path with additional room 
for users; an 18-inch buffer is recommended between the walking path and all seating areas. A 
5’ minimum clear zone between bike racks and walkways should provide ample room for cycling 
equipment without disturbing the flow of pedestrian traffic. The physical layout of all amenity 
areas should be addressed to ensure the safety of all users along walking paths.

PEDESTRIAN AMENITIES + URBAN CHARACTER

The quality of the pedestrian environment is just as important as the facilities that accommodate pedestrian movement. Urban design qualities such 
as plantings, benches, bicycle racks and wayfinding signage aid in creating a well-scaled, and well-defined environment for the user. 
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Another important factor to all amenity areas is that of safety and 
visibility. All amenity areas should be clear from any feature that may 
conceal activity or obstruct views to or from these public areas. It is 
recommended that any supporting landscape is not to exceed 30” 
in height, and all overhead structures shall maintain visibility up to 7’. 
Lighting is recommended to be incorporated in close proximity to all 
amenities to enhance visibility beyond daylight hours, and provide 
comfort and usability of these areas at all times. While there are many 
factors to consider when incorporating amenities to a public space, 
safety and visibility should be the number one priority. 

While most amenities are included to enhance the comfort and aesthetics 
of a site, amenities also need to include elements such as locations for 
utility infrastructure both above and below ground as well as things such 
as signage, fire hydrants and street lights. Typical utility buffers are at 
minimum 2’ in width, but may be larger depending on the right-of-way 
and the amount of underground utilities. These utility buffers may be 
utilized directly beneath pavement, but sometimes they may take the 
form of landscape beds with small shrubs, perennials, or turf. There are 
many different treatments that these buffers may receive, but the most 
important function is accessibility and flexibility as these areas will need 
to be disturbed to make repairs or changes to surrounding utilities.

Finally, designating such amenity areas will help delineate spaces for 
gathering and spaces for traveling. Using methods such as a contrasting 
decorative pavement or landscaping specifically in these areas will help 
to define these different uses, and will also provide visual cues for those 
not looking forward or distracted by other things. The change in color 
and texture will create a rhythm within the walkway and a continuity 
within the district, visually unifying and integrating many different 
locations into one identifiable corridor within the heart of Fortville.
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Quasi-Public Amenities
The quasi-public sphere consists of the transition area between the public and private realms, 
including the public sidewalk, building facade, the first level building uses and any parking or 
open space available to public users. The quasi-public amenity areas along a corridor create 
outdoor living spaces in the built environment. The zone is a planned or impromptu destination 
along the corridor and can contribute to an area’s economic vitality, provide respite from urban 
activity, and create a sense of community. The activities in the zone generate interest along the 
streetscape and adjacent land uses, where walking and social gathering are encouraged and 
appealing. Examples of activity zone elements include sidewalk cafes, public art, seating areas, 
plazas, and street retail.

Street Trees and Corridor Plantings
Street trees provide an enormous benefit to streetscapes. They improve the aesthetic quality of 
a street and offer shade and shelter in varying weather conditions. For pedestrians on sidewalks, 
they are an important buffer from traffic, and large trees can be effective at calming traffic because 
they appear to enclose the street making it feel narrower. When constructing new sidewalks, 
efforts should be made to preserve existing trees, and new trees should be planted when none 
are present.

The planting zone should be a minimum of 5 feet in width to allow for adequate soil volume, and 
open space around the base of the tree. Without open space at the base of the tree, the roots will 
not collect enough water. The results are seen in stunted tree growth, poor tree health and the 
formation of surface roots, which can cause sidewalk panels to heave and shift causing damage 
and trip hazards.

Each instance of the applications shown below create a different character and aesthetic within 
a street corridor. 

PEDESTRIAN AMENITIES + URBAN CHARACTER
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Parkway with Turf
A continuous parkway is planted with turf. Step out strips and paved 
walks at regular intervals allow pedestrians to cross the parkway 
without stepping into the plantings. This provides a very clean and 
tidy appearance that softens the roadside appearance.

Flush Landscape Planter
A landscape planter is set flush with the adjacent sidewalk. Grasses 
or low hedges visually bound the planter and protect the soils from 
pedestrian traffic, as well as provide opportunities for seasonal 
interest.

Parkway with Infiltration
A parkway set flush with the sidewalk allows stormwater runoff to 
collect in the planter area and infiltrate into the ground. Appropriate 
landscape material must be selected and overflow outlets allow 
excess water to drain into the city sewer. Communities interested in 
utilizing infiltration within their streetscapes should proactively plan 
for the cleaning and maintenance of the system due to sedimentation 
and vegetation planted within a harsh soil environment.

Tree Pit Guards
Low, sturdy fence-like structures protect trees and surrounding plants 
from damage, soil compaction, and pets. Low, sturdy fences can also 
be removed and flush tree grates can be placed to maximize the 
walkable space as trees mature. 

When paving around tree pits, it is important to account for additional 
soil volume where possible. Utilizing structural soil, or construction 
methods that maximize the soil volume under the pavement will 
allow for increased tree growth and optimum tree health, ultimately 
increasing the longevity of the proposed vegetation.
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Corridor and District Wayfinding
One aspect of creating a visual unity throughout a community is through 
wayfinding and signage. Many times street signs along more prominent 
corridors will be more ornate and attractive than standard street 
identification. Also, there will often be additional signage to denote 
specific locations such as parks and civic buildings. These signs will 
usually be placed along main routes where visitors or those unfamiliar 
with the community will see.

Gateways are another element constructed to welcome travelers to a 
specific corridor and identify when entering a town center or district. 
These spaces will feature prominent signage, accompanied by 
landscape and lighting, and should be placed at key points along the 
main road. Due to the nature of these entryways, attention should be 
provided to ensure these spaces are well maintained and provide the 
best appearance at all times. These entrances provide a first impression 
to those entering the community, and the style and character will often 
match the architecture or reflect how a community wants to be seen. 
Providing matching pieces throughout the Broadway corridor will unify 
this space and provide a sense of purpose and identity.

PEDESTRIAN AMENITIES + URBAN CHARACTER
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05 PLAN RECOMMENDATIONS





The Broadway district, and its transformation into an active and vibrant 
development area, is complex. The district is home to existing residents 
and business owners, and the existing development has responded 
over time to the needs of both by encroaching on public right-of-
way, locating curb cuts and parking lots along primary corridors, and 
eliminating visually unique characteristics from the area. The district 
is also the focal point for a community-wide transformation. The 
transformation of the area, which is supported by Town leadership and 
the public, requires the collaboration of public and private entities as 
well as the participation of existing property owners throughout the 
community.  These collaborations and partnerships often times can be 
difficult and are developed and nurtured over many years. To further 
complicate things, the area is likely to be impacted by a wide variety of 
environmental, political and market conditions that no one person, or 
entity can control.

The transformation of the district does not need to be developed 
from scratch, nor does it need to rely on projects at a grand scale. 
Small improvements, such as new sidewalks, pedestrian crossings 
and pedestrian amenities, that provide for safe connections to key 
community facilities can be transformative and can be leveraged into 
larger improvements in the future. Each new pedestrian improvement 
implemented along the Broadway corridor not only encourages 

pedestrian activity, but stands as a visual reminder to the community 
that improvements are occurring, and that the district is developing into 
the active, diverse commercial district they wished to create. Together, 
Town leadership, community stakeholders and the public identified 
that the Broadway TIF District would be an active area of diverse 
development that respects and fosters the small-town charm for which 
Fortville is known. Additionally, they identified ways to provide for safe 
mobility along the Broadway Street corridor.

While capital improvements and policy recommendations outlining 
how the Town could achieve the long-term vision of the district for the 
Broadway corridor was the primary goal of the planning process, it 
became clear that providing immediate improvements along the corridor 
was an important part of achieving the long-term goals for the district. 
By identifying ways to allow for pedestrian facilities, and encourage safe 
pedestrian flow along the corridor, the Town can proactively begin the 
visual and physical transformation of the district immediately. The goal of 
the interim corridor recommendations is to identify how the connectivity 
toolkit elements outlined in Section 04 can be applied using the 
existing right-of-way along the Broadway corridor. This could potentially 
reduce the overall project costs by eliminating additional right-of-way 
acquisition, and will provide for a streamlined set of implementation 
strategies that can be funded by the Town in partnership with INDOT.
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The interim recommendations outlined in this section provide for visual 
and physical change along a prominent corridor. Implementation of 
these recommendations also offers the Town the opportunity to build 
momentum and show forward progress towards a broader, district 
wide goal. In 2014, Town leadership, stakeholders and the public 
committed themselves to the development of a vibrant commercial 
district and a transportation system that caters to both vehicular and 
pedestrian transportation choices. Beginning with the Envision Fortville 
Comprehensive Plan, the Town’s commitment to developing active and 
well-connected districts has only grown stronger. This strength and 
clarity surrounding transportation and development goals is evident 
in the recent Connect Fortville Thoroughfare Plan, and the Broadway-
Main TIF District Design Standards. While the focus and detail of each 
planning initiative has varied, the vision for the Broadway district and the 
corridor has remained true to its intention. Broadway Street, which will 
be home to restaurants, offices, apartments and boutique shops, serves 
as a walkable corridor linking downtown to the southern areas of town.

The community envisioned wide pedestrian walkways that were 
unobstructed by light and signage poles. Tree lawns would be used 
to add visual interest and would soften the look and sounds of the 
adjacent vehicular roadway. Additionally, the community envisioned 
a safer corridor, with slower speeds, less areas and points of conflict 
and more opportunities for pedestrians to cross the street safely. While 
each previous planning document acknowledged the vision and goals 
of the district, and in some cases provided for the administrative and 
procedural requirements needed to facilitate the transformation, no 
consolidated set of recommendations had been developed to outline 
how public improvements should be implemented along the Broadway 
corridor. This planning document, and the recommendations included in 
the preferred corridor recommendations, provide for the specific right-
of-way improvements needed to create a well-connected, active and 
safe pedestrian environment along Broadway Street.

Using the Connectivity Toolkit elements defined in Section 04 as a 
framework, the interim and long-term corridor recommendations are 
intended to provide an overview of each proposed amenity, its impact 
on connectivity, and recommended design treatments for successful 
implementation. The recommendations are organized around three 
categories: Vehicular Functionality, Pedestrian Facilities and Pedestrian 
Amenities + Environment.

The recommendations outlined in this section are considered core 
facilities for both the vehicular and pedestrian environments and are 
critical for the development of an active pedestrian environment 
adjacent to the Broadway corridor. Both the interim and preferred 
corridor recommendations, while specific to the public right-of-way, will 
serve as a complement to the future built environment of the Broadway 
District and the historic downtown. 
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Interim Corridor Right-of-Way and Right-of-Way Expansion 
Recommendations

In order to implement the interim recommendations as outlined in this 
section, no additional permanent right of way is required. The corridor 
right of way widths will remain between 65’ and 75’, with only temporary 
acquisitions needed to facilitate construction which would be confirmed 
through the design process.

To better utilize the existing right-of-way width, it is recommended that a 
road diet be implemented to convert the current four lane configuration 
to a three lane configuration. Based upon the cursory analysis performed 
during the traffic sensitivity analysis, it was concluded that the three-lane 
section will perform acceptably for approximately 20 years.  Because of 
the applicability of a three-lane cross section, the remaining corridor 
right-of-way can be repurposed to accommodate pedestrian facilities.  

VEHICULAR FUNCTIONALITY

These elements together define the vehicular speeds and vehicular facilities and ultimately provide for the safe and efficient movement of vehicular 
traffic. With nearly 13,000 vehicles per day, the functionality of the Broadway corridor is critical now and in the future. These fundamental elements 
are proposed to be within the boundaries of land owned and maintained by the state of Indiana and will be within their purview regarding oversight 
and approval. The recommendations outlined below would need to be coordinated and approved by INDOT.

Alternate sidewalk section with a 6’ buffer should be installed where existing 
right of way, and building placement allows.
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Preferred Corridor Right-of-Way and Right-of-Way Expansion 
Recommendations

The proposed right-of-way for the Broadway corridor is proposed to be 
100’. The Broadway Street corridor will be able to utilize a right-of-way 
dedication policy to secure a 100’ right of way width throughout the TIF 
district, without the cost and impacts of a formal acquisition process. 
Traditionally, for right-of-way to increase along the corridor, a right-of-
way acquisition process would be used to compensate public or private 
land holders for the land being transferred to the public right-of-way.

As properties develop or redevelop, the requirements identified in 
the Broadway-Main TIF District Design Standards require a minimum 
setback of 50’ from the center of Broadway Street. The setback 
requirement will increase the public right-of-way approximately 10’-20’ 
on either side of the corridor. Policy language is currently being drafted 
to allow for the formal dedication of the portion of private property within 
the 50’ setback to the Indiana Department of Transportation. 

A buffered and paved left turn lane may be necessary to facilitate turning 
movements in the preferred scenario.
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Interim Corridor Geometry and Alignment Recommendations

It is recommended that the corridor utilize a road diet to reduce the 
overall number and widths of lanes along Broadway Street from Garden 
Street to SR 13 This reduction in travel lanes will allow for the existing 
right-of-way and the existing roadway to be converted into pedestrian 
facilities and buffer space. 

Two 11’ wide vehicular travel lanes separated by one 14’ wide two 
way center left turn lane will accommodate the vehicular needs of the 
corridor. A new 2’-7” curb and gutter should be installed along both the 
north and south edge of the existing curb location to direct the flow of 
stormwater along the length of the road. As necessary, new storm inlets 
should be installed to complete the system. The curb and gutter system 
should be tied back into existing development and parking areas as 
necessary to complete the design.

West of Garden Street, and east of SR 13, the Broadway corridor lane 
widths and overall lane configurations should transition back to the 
current geometry and alignment of two travel lanes in either direction 
with a stone shoulder and open ditch drainage system.

Because the Broadway corridor runs directly through the heart of 
the Town, it is recommended that Town officials work with INDOT 
representatives to lower the maximum speed limit to 30 or 35 mph. 
This reduced speed zone would be in effect from the intersection of 
Broadway Street and SR 13 on the east, to Broadway Street and Garden 
Street on the west.

The nearby communities of McCordsville, Ingalls, and Pendleton all 
feature reduced speed limits along SR 67, which run through both 
residentially and commercially developed portions of the community 
and around the state.

VEHICULAR FUNCTIONALITY 
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Preferred Corridor Geometry and Alignment Recommendations

With the expansion of the corridor right-of-way, it is recommended that 
the Broadway corridor remain four travel lanes in width. Each lane (two 
in each direction) should be 11’ wide. A 16’ wide central median should 
be constructed along the center of the road alignment with protected 
left turn lanes being offered at McCarty Street, Maple Street, Poplar 
Street and SR 13. New curb and gutters should be installed along the 
north and south edges of the roadway to collect and direct the flow of 
stormwater along the corridor. New storm inlets should be provided at 
all necessary points to control the corridor’s drainage and runoff. The 
curb and gutter system should be tied back into existing development 
and parking areas as necessary to complete the design. It is possible 
that due to the proposed corridor width, and proposed curb and gutter 
system, additional reconstruction of driveways, private parking and side 
street intersections may be necessary. Modifications should be made to 
promote and ensure adequate drainage within the right-of-way. 

West of Garden Street, and east of SR 13, the Broadway corridor lane 
widths and overall lane configurations should transition back to the 
current geometry and alignment of two travel lanes (approximately 13’ in 
width) in either direction with a stone shoulder and open ditch drainage 
system.
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Access management techniques provide for the proactive management 
of vehicular access points and are often achieved through the application 
of both planning, regulatory, and design strategies. Much of the planning 
and regulatory techniques that are being identified and implemented 
currently will greatly impact the access management along the corridor 
in the future. 

Interim Intersection Design and Signal Spacing Recommendations

In the short-term, the existing traffic signals along the corridor will remain 
in place. The intersections of Broadway and W Garden Street, Maple 
Street and SR 13 will utilize traffic signals, with only minor modifications 
to the intersection geometry to accommodate turning radii and queuing 
space, occurring as additional corridor amenities are implemented.

VEHICULAR FUNCTIONALITY

Signalized intersections

W Garden Street

Maple Street

SR 13

Non signalized intersections 
(with through access)

McCarty Street

Merrill Street

Main Street

Oak Street

Walnut Street

Poplar Street

Elm Street

SIGNALIZED INTERSECTION LEGEND



FORTVILLE, INDIANA | PAGE 87

Preferred Intersection Design and Signal Spacing Recommendations

It is recommended that the signalized intersections of Maple Street 
and SR 13, along the Broadway corridor be reconstructed due to the 
comprehensive changes being recommended for the corridor geometry 
and alignment. Both intersections currently have standard or typical 
dedicated left turn lanes (from all four sides or maybe outline which travel 
directions), which provide access to downtown, and connectivity to the 
rural areas of town to the south. These lanes should be integrated into 
the raised central median when the corridor geometry and alignment 
is modified. Currently, no right turn lanes exist at these intersections, 
which over time could pose efficiency problems for the corridor due to 
slower or stopped traffic.

Additionally, dedicated right turn lanes, that would provide for north and 
south access along Maple Street and SR 13 should be integrated into the 

intersection design if traffic demand warrants such at the time of design 
and construction. 

Side street intersection approach treatments, providing access north 
and south, should also be investigated at the time of design and 
construction to determine if additional turning lane space is necessary.

While the recommendations shown in this planning document identify 
that traffic signals be included at these key points along the corridor, 
during future design processes all intersection configurations should be 
reviewed and evaluated. Signalized intersections and roundabouts offer 
different benefits and constraints, and which design is most appropriate 
depends on the site-specific locations, traffic demands and surrounding 
infrastructure. 

Signalized intersections

W Garden Street

Maple Street

SR 13

Non signalized intersections 
(with through access)

McCarty Street

Poplar Street

SIGNALIZED INTERSECTION LEGEND
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Interim Non-Signalized Spacing Recommendations

The existing, non-signalized intersections of Garden Street, McCarty 
Street, Merrill Street, Main Street, Oak Street, Poplar Street and Park 
Street will remain in place along the corridor. Additional pedestrian 
crossings should be installed as identified in ‘Interim Pedestrian Signals 
and Crossings: Non-Signalized Intersections Recommendations’ which 
is outlined below.

VEHICULAR FUNCTIONALITY

Signalized intersections

W Garden Street

Maple Street

SR 13

Non signalized intersections 
(with through access)

McCarty Street

Merrill Street

Main Street

Oak Street

Walnut Street

Poplar Street

Elm Street

SIGNALIZED INTERSECTION LEGEND
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EXISTING DIMENSION

APPROX. 300 FEET

The existing, non-signalized 
intersections of Garden Street, 

McCarty Street, Merrill Street, Main 
Street, Oak Street, Poplar Street and 
Park Street will remain in place along 

the corridor. 
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Preferred Non-Signalized Spacing Recommendations

It is recommended that the intersections of McCarty Street and Poplar 
Street be treated as secondary intersections. These intersections 
should allow for north, south and through access, with dedicated left 
turn lanes being provided within the Broadway corridor right-of-way. It 
is not recommended for these intersections to be signalized, however, 
if during the design process the traffic demand warrants a traffic signal, 
then one should be provided and coordinated with the other signalized 
intersections along Broadway Street.

It is recommended that if additional southern connectivity to private 
development is wanted at the time of implementation that McCarty 
Street be extended to the south. Modifications to the alignment may 
be necessary north of Broadway Street, and should be coordinated as 
properties redevelop. The desired intersection geometry should be 
considered as properties along the south side of Broadway Street and 

McCarty Street development or redevelop to ensure appropriate right-
of-way is preserved or obtained.

The intersection of Broadway Street and Main Street should be 
eliminated and the existing right-of-way should be converted to 
public space in accordance with the recommendations included in the 
Envision Fortville Main Street plan and the ongoing Main Street corridor 
improvement study. The elimination of the intersection of Main Street 
and Broadway Street, will provide for a more efficient vehicular and 
pedestrian circulation pattern, which in turn will allow for greater levels 
of safety at the intersection and along the streetscape. 

The remaining intersections at Merrill Street, Oak Street, and Walnut 
Street will remain, but will only facilitate right in, right out turning 
movements from the outside travel lane. The cross corridor traffic will 
be prohibited due to the proposed landscaped median.

VEHICULAR FUNCTIONALITY

Signalized intersections

W Garden Street

Maple Street

SR 13

Non signalized intersections 
(with through access)

McCarty Street

Poplar Street

SIGNALIZED INTERSECTION LEGEND
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The remaining intersections at Merrill Street, 
Oak Street, and Walnut Street will remain, but 

will only facilitate right in, right out turning 
movements from the outside travel lane. The 
cross corridor traffic will be prohibited due to 

the proposed landscaped median.

The intersections of McCarty Street and 
Poplar Street should allow for north, 

south and through access, with dedicated 
left turn lanes being provided within the 

Broadway corridor right-of-way. 

The intersection of Broadway Street and 
Main Street should be eliminated. The 

existing right-of-way along the Broadway 
and Main corridors should be converted 
to public space in accordance with the 

recommendations included in the Envision 
Fortville Main Street plan.
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Interim Medians, Left Turn Lanes and Driveway Consolidation 
Recommendations

Due to the reuse of the existing right-of-way, and the need to 
accommodate three vehicular travel lanes, no dedicated median can 
be added to the corridor. Vehicular traffic will instead utilize a two way 
left turn center lane from Garden Street to Elm Street. This two-way left 
turn lane will allow vehicular access to all existing side streets and will 
preserve access to all existing development and associated parking. 
Driveway cuts and access to private development sites will only be 
modified as new development occurs or significant development 
changes are proposed. The driveway cuts and access points would be 
modified to meet the regulations identified in the Broadway-Main TIF 
District Design Standards and the Connect Fortville Thoroughfare Plan. 

VEHICULAR FUNCTIONALITY
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This two-way left turn lane will allow 
vehicular access to all existing side 

streets and will preserve access to all 
existing development and associated 

parking. 

Driveway cuts and access to private 
development sites will only be 

modified as new development occurs 
or significant development changes 

are proposed. 
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Preferred Medians, Left Turns and Driveway Consolidation Recommendations

The primary access management component along 
the Broadway corridor is recommended to be a 16’ 
wide, landscaped median that is approximately 6” 
higher than the adjacent travel lanes.  The median 
is recommended to run the length of the corridor, 
beginning at W Garden Street and extending east to 
SR 13. 

The median will divide the four travel lanes, and will 
control the cross corridor turning movements that 
currently occur along the corridor. Left turn, and 
cross corridor travel, will only be accommodated at 
the intersections of McCarty Street, Maple Street, 
Poplar Street and SR 13. Dedicated, protected left 
turn lanes will be integrated into the raised median 
at these locations. Other secondary streets will only 
be accessible by right turn movements.

The median also offers the opportunity to integrate 
aesthetic elements along the corridor, including turf, 
perennials, deciduous and evergreen shrubs and 
street trees. Adding these elements to the raised 
median will add visual interest, and will assist in 
transitioning the scale and character of the built 
environment to one that is inviting to pedestrians.  

As properties along the corridor redevelop, the 
location of buildings, private parking and access 
drives will change based on the regulations outlined 
in the Broadway-Main TIF District Design Standards. 
Parking areas will be located on the interior of the lot, 

and will be accessible to the public street through an 
entrance drive located on a side street. This relocation 
of parking and entrance drives will eliminate the 
multiple driveway and curb cuts currently found on 
the corridor causing many uncontrolled exiting and 
entering points along the corridor equaling conflict, 
etc). 

To further enforce the location, and potential 
relocation of private drives and curb cuts, the Town 
is currently working to develop and adopt an access 
control ordinance that will be applicable to the 
Broadway corridor, and other prominent corridors. 
The access control ordinance will define where 
private access points should be located and will 
provide parameters related to minimum driveway 
spacing. 

Dedicated left turn lanes are recommended at key 
points along the corridor to facilitate the north-south 
traffic movements to downtown and the development 
areas to the south. These turn lanes will be integrated 
into the center raised median at the intersections of 
Garden Street, McCarty Street, Maple Street, Poplar 
Street and SR 13. Left turn signals will only be provided 
at the signalized intersections of Garden Street, 
Maple Street and SR 13. If during the design process 
it is found that additional signalization is necessary 
along the corridor, dedicated left turn signals would 
need to be installed at the intersections of McCarty 
Street and Poplar Street.

VEHICULAR FUNCTIONALITY



FORTVILLE, INDIANA | PAGE 95

The median will divide the four travel 
lanes, and will control the cross 
corridor turning movements that 

currently occur along the corridor.

Dedicated left turn lanes are 
recommended at key points along the 
corridor to facilitate the north-south 
traffic movements to downtown and 
the development areas to the south. 
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Interim Sidewalk Recommendations

The proposed road diet and reuse of the right-of-way allows for the 
integration of pedestrian facilities on both the north and south sides of 
the corridor. Along both the north and south side, a 6’ wide pedestrian 
sidewalk should be constructed immediately adjacent to the proposed 
curb and gutter.

While the 6’ width is provided as a general recommendation along the 
corridor, some existing development will require reduced sidewalk 
widths due to the current placement of buildings, parking areas and 
driveway curb cuts. In those instances, the sidewalk should be installed 
so that the walkway width is maximized and the placement of the 
walkway provides for a path free of obstacles including light and sign 
poles and fire hydrants and other amenities.

As redevelopment occurs over the length of the corridor, new sidewalks 
should be placed in accordance with the Broadway-Main TIF District 
Design Standards. When newly placed sidewalks abut existing walks, 
clear and logical transitions should be provided to allow for a continuous 
pedestrian path along the corridor.

It is recommended that sidewalks be constructed of standard concrete 
pavement with a light to medium broom finish. It is recommended that 
the sidewalk be scored with a five foot jointing pattern to reduce the 
scale of the pavement and provide visual interest along the corridor. 
Standard concrete is readily available and wears well over time which 
will allow for the work to be incorporated into multiple implementation 
phases if necessary and is expected with the short-term approach.  

PEDESTRIAN FACILITIES

Features and amenities included in the pedestrian facilities category provide for the safe and efficient movement of pedestrian traffic. In active, 
urban environments, pedestrian facilities must be integrated into the vehicular network. Special care and attention therefore must be given to the 
design and placement of these facilities within the right of way. 

In constrained areas, the sidewalk 
should be installed so that the 

walkway width is maximized and the 
placement of the walkway provides 

for a path free of obstacles.
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Along both the north and south 
side, a 6’ wide pedestrian sidewalk 
should be constructed immediately 
adjacent to the proposed curb and 

gutter.

Along the corridor, some existing 
development will require reduced 
sidewalk widths due to the current 

placement of buildings, parking areas 
and driveway curb cuts. 
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Preferred Sidewalk Recommendations

The expansion of right-of-way along the corridor 
allows for the integration of wide pedestrian facilities 
on both the north and south sides of the corridor. 
A 10’ wide pedestrian path is recommended along 
both sides of the corridor to provide for pedestrian 
movement along the newly developed building 
facades. The pedestrian paths should be separated 
from the edge of pavement by public amenity 
area at least 6’ in width. Street lights, wayfinding 
poles, fire hydrant and other amenities should be 
located outside of the 10’ pedestrian pathway and 
within the 6’ public amenity area. This will ensure a 
clear, walkable space that is free of obstacles. The 
amenities and guidelines for these public amenity 
areas are discussed later in this chapter. It is 
recommended that bicycles be encouraged to use 
the 10’ wide pathway on both the north and south 
sides of the corridor.

It is recommended that sidewalks be constructed of 
standard concrete pavement with a light to medium 
broom finish. It is recommended that the sidewalk 
be scored with a five foot jointing pattern to reduce 
the scale of the pavement and provide visual 
interest along the corridor. Standard concrete is 
readily available and wears well over time which will 
allow for the work to be incorporated into multiple 
implementation phases if necessary.  

The sidewalk, which would be dedicated as public 
right-of-way as part of private development and 
redevelopment, would provide for continuous 
pedestrian foot traffic. Additional quasi-public space 
can be located between the sidewalk and the 
building façade. The amenities and guidelines for 
these transitional pedestrian areas are discussed 
later in this chapter.

Public sidewalks should be connected to private, 
district parking spaces by utilizing connections 
through buildings, or between developed properties. 
These proposed path connections will enable 
pedestrians to move through the district in a safe and 
efficient way. 

PEDESTRIAN FACILITIES 

Pedestrian walkway 
free of obstructions

Public Amenity Zone

Quasi Public 
Amenity Zone
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A 10’ wide pedestrian path is 
recommended along both sides 

of the corridor to provide for 
pedestrian movement along the 

newly developed building facades. 

Public sidewalks should be 
connected to private, district 
parking spaces by utilizing 

connections through buildings, or 
between developed properties. 
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Interim Pedestrian Signals and Crossings: Signalized Intersections Recommendations

With the introduction of pedestrian facilities on either 
side of the Broadway corridor, the incorporation of 
controlled, safe pedestrian crossings will be critical 
to the success of the pedestrian system.  In the 
interim time horizon, the existing traffic signals along 
the corridor will remain in place. The intersections 
of Broadway and W Garden Street, Maple Street 
and SR 13 will utilize traffic signals. To provide for 
the protected movement of pedestrians along the 
corridor it is recommended that these signalized 
intersections include accessible pedestrian signals at 
each location. The accessible pedestrian signal and 
pedestrian push button is an integrated device that 
communicates information about crossing intervals 
at signalized intersections. This system provides 
for both visual and non-visual formats in the form of 
audible tones, which accommodates the needs of 
both able-bodied and disabled pedestrians.

In addition to the pedestrian signals at W Garden 
Street, Maple and SR 13, it is recommended that 
each signalized intersection incorporate the use of 
pavement markings to clearly identify the crossing 
area along and across the Broadway corridor. These 
intersections should utilize decorative crossing 
treatments to further reinforce (to vehicles and 
pedestrians) these signalized intersections as the 
primary points of crossing. Decorative pavement 
treatments will not only provide for a strong visual 
aesthetic along the corridor, but they can be 
customized for each location and community. Future 

pedestrian crossings along the Broadway corridor 
could be used to further connect the visual brand and 
identity of downtown and the developing Broadway 
TIF District. 

While decorative pavement markings can be 
applied using simple materials such as paint, it is 
recommended that along the Broadway corridor 
an inlaid system such as Duratherm, or a pavement 
coating such as StreetBond be used. These products 
will provide for a variety of artistic designs, vibrant 
color choices and minimal maintenance over the long 
term. Additionally, these systems can be installed on 
new or existing pavement, which allows for them to 
be installed outside of larger, construction projects.  

At a minimum, the pedestrian crossing should meet 
the standards of the Manual on Uniform Traffic 
Control Devices (MUTCD) and include ladder 
striping along the width of the roadway corridor. 

PEDESTRIAN FACILITIES 
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To provide for the protected movement 
of pedestrians along the corridor it is 
recommended that these signalized 

intersections include accessible 
pedestrian signals at each location. 

Accessible pedestrian signal and 
pedestrian push buttons provide 

for both visual and non-visual 
formats in the form of audible tones, 

which accommodates the needs 
of both able-bodied and disabled 

pedestrians.

Each signalized intersection should 
incorporate the use of pavement 
markings to clearly identify the 

crossing area along and across the 
Broadway corridor. 
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Preferred Pedestrian Signals and Crossings:  
Signalized Intersections Recommendations

With the introduction of pedestrian facilities on either side of the 
Broadway corridor, the incorporation of controlled, safe pedestrian 
crossings will be critical to the success of the pedestrian system.  With 
the configuration of the wider, 100’ right-of-way, pedestrian crossings 
are limited to three signalized intersections, and two non-signalized 
intersections. The intersections of Broadway and W Garden Street, Maple 
Street and SR 13 will utilize traffic signals. To provide for the protected 
movement of pedestrians along the corridor it is recommended that 
these signalized intersections include accessible pedestrian signals at 
each location. The accessible pedestrian signal and pedestrian push 
button is an integrated device that communicates information about 
crossing intervals at signalized intersections. This system provides for 
both visual and non-visual formats in the form of audible tones, which 
accommodates the needs of both able-bodied and disabled pedestrians.

In addition to the pedestrian signals at W Garden Street, Maple and SR 
13, it is recommended that each signalized intersection, incorporate 
the use of a decorative treatment to clearly identify the crossing area 
along and across the Broadway corridor. These intersections should 
utilize decorative crossing treatments to further reinforce (to vehicles 
and pedestrians) these signalized intersections as the primary points 
of crossing. Decorative treatments will not only provide for a striking 
visual aesthetic along the corridor, but they can be customized for 
each location and community. Future pedestrian crossings along the 
Broadway corridor could be used to further connect the visual brand 
and identity of downtown and the developing Broadway TIF District.

PEDESTRIAN FACILITIES 
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To provide for the protected movement 
of pedestrians along the corridor it is 
recommended that these signalized 

intersections include accessible 
pedestrian signals at each signal location. 

Accessible pedestrian signal and 
pedestrian push buttons provide 

for both visual and non-visual 
formats in the form of audible tones, 

which accommodates the needs 
of both able-bodied and disabled 

pedestrians.

it is recommended that each signalized 
intersection, incorporate the use of a 

decorative treatment to clearly identify 
the crossing area along and across the 

Broadway corridor. 
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Interim Pedestrian Signals and Crossings: Non-Signalized Intersection Recommendations

The Broadway corridor will feature three primary 
points for pedestrians to cross Broadway Street and 
those are at the three signalized intersections, but 
there are also numerous points along the corridor 
where secondary streets intersect. The secondary 
intersections of Garden Street, Merrill Street, Main 
Street, Oak Street, and Elm Street will need to 
provide for safe crossings for pedestrians traveling 
along the Broadway corridor. At these secondary 
intersections it is recommended that pedestrian 
crossing markings be provided across the secondary 
side streets, to clearly delineate the crossing area. 
No additional pedestrian signals or pushbuttons are 
recommended for these secondary intersections. 
Pedestrian crossings across Broadway Street should 
be prohibited at these secondary locations due to 
the vehicular volume along the roadway.

Since there are only three signalized intersections 
along the ¾ mile corridor it is recommended that 
mid-block crossings be placed at two key locations. 
The intersections of McCarty Street and Poplar 
Street provide halfway points between the current 
signalized intersections. By providing for north-
south connectivity across the Broadway corridor, the 
district will be further connected which will benefit 
existing and future development.

The recommended intersections are not currently 
controlled by traffic signals, and due to spacing, 
future signals at these locations would unlikely be 

warranted. Instead, we recommend the incorporation 
of HAWK signals in these two locations. As outlined in 
Chapter 04, HAWK signals are a hybrid beacon that 
provides for visual indicators for both pedestrians 
and vehicles. The signals are activated by a push 
button, similar to a signalized intersection, but until 
activated would remain off. The signals would need 
to be hard wired into the electrical utility system, 
which potentially increases the implementation 
costs, but provides control over the pedestrian and 
vehicular environment. 

As an alternative to the HAWK signals, rectangular 
rapid flash beacons (RRFB’s) can be installed at 
the intersections of McCarty Street and Poplar 
Street. RRFB’s are operated in the same way as the 
recommended HAWK signals, but are oftentimes 
powered by solar panels which eliminates the need to 
connect to the electrical utility system. This typically 
makes implementation less expensive and easier 
to phase in over the course of a project. The RRFB 
system does not include an overhead signal alerting 
vehicular traffic to the oncoming pedestrians, which 
does reduce the effectiveness of the system.

Whether using HAWK signals or RRFB’s it is also 
recommended that pavement markings be provided 
across the Broadway corridor at these locations. 
These pavement markings only need to meet the 
minimum requirement of the MUTCD. 

PEDESTRIAN FACILITIES 
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Crosswalk markings 
should meet the minimum 

requirements outlined by the 
MUTCD. 

It is recommended that pedestrian 
crossing markings be provided 

across the secondary side streets, to 
clearly delineate the crossing area

No designated crosswalk 
markings are required at 

private driveways.

When possible, the sidewalk elevation should be kept level when crossing a 
private driveway.
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Preferred Pedestrian Signals and Crossings: Non Signalized Intersection Recommendations

The Broadway corridor will feature three primary 
points for pedestrians to cross Broadway Street, but 
there are two additional, non-signalized intersections 
along the corridor where secondary streets intersect 
and allow through vehicular access. The secondary 
intersections of McCarty Street, and Poplar Street will 
need to provide for safe crossings for pedestrians 
traveling along, and across the Broadway corridor. 
It is recommended that HAWK signals be provided 
in these two locations. As outlined in Chapter 04, 
HAWK signals are a hybrid beacon that provides for 
visual indicators for both pedestrians and vehicles. 
The signals are activated by a push button, similar 
to a signalized intersection, but until activated 
would remain off. The signals would need to be 
hard wired into the electrical utility system, which 
potentially increases the implementation costs, but 
provides control over the pedestrian and vehicular 
environment. 

To further delineate the movement of pedestrians it 
is recommended that these secondary intersections 
incorporate the use of decorative pavement 
markings to clearly identify the crossing areas 
along and across the Broadway corridor. Decorative 
pavement treatments will not only provide for 
a highly visual aesthetic along the corridor, but 
they can be customized for each location along 
the Broadway corridor. While not signalized, 
these secondary intersections should receive the 
same decorative treatment recommended for the 

signalized intersections along the corridor. Raised 
pedestrian crosswalks, or raised intersections will 
provide for visual appeal and will increase the safety 
for pedestrians and vehicles. 

As a cost savings consideration, these secondary 
intersections could also utilize inlaid decorative 
pavement markings systems such as Duratherm, 
or a pavement coating such as StreetBond. These 
products will provide for a variety of artistic designs, 
vibrant color choices and minimal maintenance over 
the long term. Additionally, these systems can be 
installed on new or existing pavement, which allows 
for them to be installed without the implementation 
of larger, construction projects. 

 

PEDESTRIAN FACILITIES 
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It is recommended that 
HAWK signals be provided at 
the Poplar Street and McCarty 

Street intersections.

It is recommended that the 
intersections incorporate the use of 
decorative pavement markings to 

clearly identify the crossing areas along 
and across the Broadway corridor. 
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Interim Public Amenity Area Recommendations

By utilizing road diet techniques within the existing right-of-way along 
the Broadway corridor, slower traffic speeds and pedestrian facilities 
can be integrated easily since no additional acquisition needs to occur. 
However, minimizing the right-of-way only allows for vehicular and 
pedestrian facilities in the short term. As an initial recommendation, 
trash receptacles should be placed at the signalized intersections of 
W Garden Street, Maple Street and SR 13. Trash receptacles should be 
placed so that they do not impede the flow of travel and so that they 
do not impact site lines for vehicles. The final trash receptacle selection 
should be made during the design and construction of the pedestrian 
facilities, however it is recommended that a contemporary style be 
chosen so that it complements the desired architectural characteristics 
found in the Broadway-Main TIF District Design Standards.

As private properties transition along the corridor, Town officials should 
look for opportunities to integrate public seating areas and bicycle 
parking along the corridor to further provide for the pedestrian traffic.

In addition to pedestrian amenities, the constrained right-of-way does 
not allow for separate utility and signage areas. Instead, light poles and 
wayfinding signage will need to be placed along, or within the pedestrian 
walkways. To minimize the impediments, both visual and physical, it is 
recommended that light poles be placed at the back of the pedestrian 
walk and wayfinding signage be placed within 18”-24” of the back of 
curb. This placement will provide for a continuous walkway along both 
sides of the corridor. 

PEDESTRIAN AMENITIES + URBAN CHARACTER

The quality of the pedestrian environment is just as important as the facilities that accommodate pedestrian movement. Urban design qualities such 
as plantings, benches, bicycle racks and wayfinding signage aid in creating a proportional, and well-defined environment for the user. 

Trash receptacles should 
be placed so that they do not 
impede the flow of travel and 
so that they do not impact site 

lines for vehicles. 



FORTVILLE, INDIANA | PAGE 109

Minimizing the right-of-way only allows for 
vehicular and pedestrian facilities in the 
short term. Town officials should look for 

opportunities to integrate public seating areas 
and bicycle parking along the corridor to further 

provide for the pedestrian traffic.
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Preferred Public Amenity Area Recommendation

The expanded right-of-way along the Broadway 
corridor allows for additional pedestrian facilities 
and amenity areas. The buffer/amenity zone, located 
on each side of the corridor, is designed to not 
only assist in buffering pedestrian activity from the 
vehicular portions of the road, but also to incorporate 
urban design elements that assist in creating an 
environment that is useable and pedestrian friendly.   

The primary role of the buffer/amenity zone is to 
provide a transition between the vehicular roadway 
and the pedestrian environment. These 6’ wide 
zones are not intended to be an expansion of the 
pedestrian sidewalk, and should therefore be treated 
differently in materials and visual appearance. It 
is recommended that the 6’ path beginning at the 
back of the curb and extending towards the private 
development facades, incorporate a decorative 
pavement treatment to clearly delineate this area 
from the pedestrian walkway. Pavers or colored 
concrete can be used to provide a change in color, 
and decorative patterning, or paver texture can be 
altered to provide for a texture change would be 
detectable by the visually impaired. 

To further enhance the transitional element of 
the public amenity zone, and provide additional 
buffering to the pedestrian paths on either side, the 
public amenity zone should also integrate vegetation 
such as street trees, either in grates or planters, at 
regular intervals. Additional recommendations on 

the treatment and placement of vegetation can be 
found in ‘Street Trees and Corridor Plantings’ below. 

Since the public amenity area is not designed to be 
an extension of the public walkway, this 6’ wide band 
should also be used to site light poles, fire hydrants, 
wayfinding sign poles and required vehicular 
signage. This will ensure that these obstacles will not 
impede the flow of pedestrian movement along the 
corridor. 

In addition to the necessary public utilities, the 
public amenity zone should include a variety of 
pedestrian amenities such as benches, trash 
receptacles and bicycle racks, to provide for the 
needs of the pedestrian environment. Public seating, 
trash receptacles, bicycle parking and pedestrian 
wayfinding signs/ kiosks are all elements that 
encourage the presence of pedestrians and assist in 
activating the public space. These elements should 
be focused at the primary intersections along the 
corridor. It is recommended that a cohesive set 
of pedestrian amenities be defined for the public 
amenity areas. The elements should be chosen so 
that they reflect the historic character of downtown 
and the proposed architectural style of the anticipated 
district development. 

PEDESTRIAN AMENITIES + URBAN CHARACTER
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The buffer/amenity zone is designed to not only 
assist in buffering pedestrian activity from the 

vehicular portions of the road, but also to incorporate 
urban design elements that assist in creating an 

environment that is useable and pedestrian friendly.   

In addition to the necessary public 
utilities, the public amenity zone should 
include a variety of pedestrian amenities 
such as benches, trash receptacles and 

bicycle racks, to provide for the needs of 
the pedestrian environment
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Interim Quasi-Public Area Recommendations

Currently no quasi-public amenity spaces existing along the corridor. 
The existing development does not account for street frontage and the 
interaction of pedestrians along the corridor. As properties develop and 
redevelop, this will change due to the requirements of the Broadway-
Main TIF District Design Standards. Following the construction of the 
pedestrian sidewalks on either side of the corridor, private property will 
continue to transition. Since the Design Standards dictate the placement 
of buildings, and encourage the interaction of public and private spaces, 
transitional elements may be required to connect the newly placed 
sidewalks to the private development improvements.

Each property will be unique in how the transition and treatment of 
this quasi-public area occurs. It is recommended that Town officials 
work collaboratively with private property owners to fully identify the 
opportunities and constraints associated with the site-specific demands 
and the needs of the pedestrian transportation system.

PEDESTRIAN AMENITIES + URBAN CHARACTER
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As properties develop and redevelop, the 
provided quasi public area will begin to 
develop. Each property will be unique in 
how the transition and treatment of this 

quasi-public area occurs. 
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Preferred Quasi-Public Area Recommendations

The quasi-public area consists of the area between the public and 
private realms, including the public sidewalk, building facade, the first 
level building uses and any parking or open space available to public 
users. This zone will be an outcome of the district’s development and 
redevelopment initiatives due to the requirements outlined in the 
Broadway-Main TIF District Design Standards. The addition of active 
first floor development, high levels of transparency along the building 
facades, and the introduction of cafes and restaurants will create not 
only a useable environment for pedestrians, but it will assist in the 
transition between the public and private spaces.

While the regulations in the Design Standards provide for the 
development of these spaces by providing for a flexible 50’-60’ front 
yard setback measured from the centerline of Broadway Street, it is 
recommended that private developers be strongly encouraged to include 
these active areas into their development plans. Town leadership should 
work to create strong partnerships with the development community so 
that they can assist in influencing the final choices of street furniture, 
lighting and visual aesthetics in these privately-owned spaces. 

PEDESTRIAN AMENITIES + URBAN CHARACTER
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The addition of active first floor 
development, high levels of transparency 

along the building facades, and the 
introduction of cafes and restaurants 
will create a useable environment for 

pedestrians.

The quasi public areas will assist in 
the transition between the public and 
private spaces within and along the 

right-of-way.
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Interim Street Trees and Corridor Planting Recommendations

Utilizing the existing 65’-75’ of right-of-way along 
the corridor, greatly reduces the opportunities to 
incorporate and establish a continuous tree canopy 
within the short-term horizon. Instead efforts will need 
to be made to review each segment of the corridor 
during final design of the interim recommendations 
to identify if there is an opportunity to place the 
sidewalk in a location that would allow for a tree 
buffer adjacent to the corridor. 

While the primary recommendations of the short-term 
solution call for the construction of curb adjacent 
pedestrian facilities, street tree integration could 
occur in two instances. First, there are portions of the 
corridor that feature an existing right-of-way greater 
than 65’. Broadway Street immediately adjacent to 
the Main Street/ Maple Street intersection has the 
narrowest right of way width, but extending to the 
west and east, the width increases to a maximum of 
75’. These wider portions of the corridor would allow 
for the incorporation of a tree lawn between the 
walkway and the corridor itself. During design of the 
final interim recommendations, it is recommended 
that areas that could offer a continuous planting bed 
of 5’ in width or greater be utilized to separate the 
pedestrian areas from the vehicular travel lanes. 
This area, which would be flush to the adjacent walk 
and curb, should be planted with appropriate urban 
street trees to further establish a pedestrian scaled, 
urban environment. 

For the properties or segments of the corridor that 
cannot currently accommodate a tree lawn, it is 
recommended that efforts be made to review the 
placement of the sidewalk during the development 
or redevelopment of private property. While the 
placement of pedestrian facilities can occur now 
within the right-of-way, the placement does not meet 
the vision both Town officials and the community 
outlined during this planning process. Ultimately, 
the pedestrian facilities would be buffered from 
the roadway by planting areas. As private property 
redevelops, and buildings and parking areas are 
placed according to the Broadway-Main TIF District 
Design Standards, the relocation of public sidewalks 
and the incorporation of buffer yards should occur 
as part of the development process. Appropriate 
transitions should be made to adjacent properties so 
that a unified pedestrian system and visual aesthetic 
is achieved.

PEDESTRIAN AMENITIES + URBAN CHARACTER
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Wider portions of the corridor would 
allow for the incorporation of a tree 
lawn between the walkway and the 

corridor itself.

It is recommended that efforts be 
made to review the placement of the 
sidewalk during the development or 
redevelopment of private property. 
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Preferred Street Trees and Corridor Planting Recommendation

As discussed in the recommendations for the Public 
Amenity Areas, the addition of vegetation and 
street trees along the corridor will not only enhance 
the visual appeal, but will visually separate the 
pedestrian environment from the heavy traffic flow 
through Town. To ensure the health, and longevity 
of the corridor plantings, it is recommended that the 
corridor utilize a modified tree pit guard design along 
both the north and south sides of the corridor.

It is recommended that the tree pit include the design 
of a slightly raised planter. The planter, will create a 
separation between the vehicular and pedestrian 
environments, and will also allow for additional soil 
volume for the plantings themselves. To further 
encourage tree growth, structural soil can be utilized 
under the adjacent concrete pavement. The use of 
structural soil will allow for maximum soil volume 
which is necessary for overall tree health and growth 
in urban areas.

If the incorporation of a raised tree bed is found to 
be undesirable during design, the tree bed can be 
placed flush with the adjacent pavement. Since the 
Broadway corridor will ultimately become an active 
urban environment, tree grates or a similar walkable 
surface should be installed around the tree plantings 
to limit the compaction of soil on, or around the root 
ball.

Because the long-term recommendations are 
substantial and require the reconstruction of the road, 

and all impacted utilities, streetscape plantings can 
also be accommodated in infiltration basins, or rain 
gardens. The incorporation of rain gardens along the 
Broadway corridor would allow for street trees, and 
seasonal vegetation, but would also accommodate 
the needs of the stormwater drainage utility system. 
Rain gardens would require additional maintenance 
and oversight, so conversations should occur early 
in the design process to identify ownership and 
maintenance responsibilities if green infrastructure 
is desired along the corridor. 

In addition to the public amenity area, street trees 
and understory vegetation are recommended for the 
raised median as well. Plantings should be focused 
at key locations along the corridor to further enhance 
the visual prominence of the area. 

Street trees species should be those with higher 
canopies to provide visibility at the street level, 
ornamental or seasonal aesthetic value, or shade and 
density. To promote variety along the streetscape, 
street trees shall be planted such that specimens of 
one tree species are clustered in groups of three or 
five trees and are staggered.

Plantings should be placed so that corner visibility 
is maximized. No tree, or understory vegetation 
should be placed so that it blocks or impedes the 
view of pedestrians or vehicles. Plantings must also 
be placed so that they do not block site lines to 
wayfinding or roadway signage.

PEDESTRIAN AMENITIES + URBAN CHARACTER
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Street trees and understory 
vegetation are recommended 
for the raised median as well. 

Plantings should be focused at 
key locations along the corridor 

to further enhance the visual 
prominence of the area. 

Plantings will create a separation 
between the vehicular and pedestrian 

environments. A linear planting bed will 
also allow for additional soil volume for 

the plantings themselves.
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Corridor and District Gateways and Wayfinding

A key component to creating a powerful sense of place for residents and 
visitors alike, is a town’s approach to both gateway and wayfinding.  A 
strong gateway and wayfinding package will assist the Town in creating 
a unique identity, presence and sense of place. Additionally, it will assist 
in general wayfinding to local destinations and places of interest within 
the community and the Broadway District.

While no new signage is proposed as a part of this planning document, it 
is anticipated that as the district transitions, future directional signage to 
local destinations and business would be warranted. In order to provide 
a cohesive set of amenities, it is recommended that any future directional 
signage program should meet the following general recommendations.

Wayfinding signage should be appropriately scaled and shall be present 
at key locations throughout town, but it is especially important in the 
approach experience zones which lead into the core of the district. 
The portions of Broadway Street west of W Garden Street and east 
of SR 13, are travelers’ first opportunity to identify the locations within 
Fortville. Notification of destinations in this approach area will properly 
navigate visitors to major attractions and destinations within Fortville.  It 
is important to provide both vehicular and pedestrian scale signage to 
allow for proper visibility for users of all transportation types.

The wayfinding signage along the Broadway corridor and within 
the Broadway district should build upon the architectural standards 
identified in the Broadway-Main TIF District Design Standards. Similar 
colors, materials or design aesthetics should be utilized to provide a 
cohesive visual identity throughout the area.

 Wayfinding signage should be placed within 18”-24” of the back of 
curb. This placement will allow for clear walking paths and unobstructed 
views. Wayfinding signage placement should be coordinated with 
corridor plantings to minimize conflicts between the two.

Gateway features within the district serve to mark or punctuate arrival 
points and will assist in the definition of district boundaries. Paired with 
a themed wayfinding system, gateways can be used to define a place. 
The creation of a sense of place within the TIF district was a strong 
desire of the stakeholders and community during the planning process 
and the incorporation of gateway features will be critical to defining the 
Broadway district as a unique and active place to be.

While no gateway design element has been defined as a part of this 
planning document, it is recommended that the intersections of Garden 
Street and SR 13 be treated as the Broadway TIF District beginning and 
ending points along the Broadway corridor. These intersections should 
feature moderately scaled monument signage markers located in the 
median of the boulevard to designate a sense of place for businesses 
and other development looking to move to the area.  This definition will 
also aid in creating the notion of a special district, separate from the Main 
Street corridor and will allow it to become an identifiable destination.  

PEDESTRIAN AMENITIES + URBAN CHARACTER
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06 CRITICAL PATH STRATEGIES





The evolution of the Broadway TIF District will require the collaboration 
of public and private entities as well as the participation of existing 
property owners throughout the community.  These collaborations and 
partnerships often times can be difficult and are developed and nurtured 
over many years. While the Town is well positioned, the transformation 
of private development will be dependent on market demands and 
the varying economy of the region, and could occur at a slow and 
incremental pace. The Town’s dependency on these numerous external 
factors could result in little, to no physical change to the corridor for a 
several years. The dormancy of physical progress poses a threat to the 
community momentum gained during the previous planning processes 
that date back to 2014. 

The critical path strategies outlined below offer a balanced approach 
between achieving long term goals while showing short term progress. 
This approach will allow the Town to maintain the public momentum, while 
lessening the negative impacts of the various external factors on the 
area.  The transformation of the district does not need to rely on projects 
at a grand scale. Small improvements, such as new sidewalks, pedestrian 
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crossings and pedestrian amenities, that provide for safe connections to 
key community facilities can be transformative and can be leveraged 
into larger improvements in the future. As outlined in Section 05, the 
interim recommendations provided in this document identify projects 
that will result in both visual and physical change along the Broadway 
corridor. The implementation of the interim recommendations does not 
negate, or take the place of the long term corridor recommendations. 
Instead, by implementing the interim recommendations now, while 
continually planning for long term and wide spread change, consistent 
progress will be present in the area. This interim progress, fills a void 

in the implementation timeline, a void that often times results in public 
frustration, and disinterest in the area.  

The detailed critical path strategy matrix is intended to further outline 
necessary and specific planning policy additions or improvements, 
capital improvement strategies, responsibilities, potential resource 
opportunities. The matrix also identifies any path triggers or prerequisites 
necessary to complete the identified strategy. The matrix is intended to 
help facilitate the implementation of this plan’s recommendations. The 
matrix should be reevaluated on a regular basis (2-5 years) to identify 
new, or necessary strategies for implementation. 

Interim Construction
Planning\ Policy 
Implementation

Preferred Construction
Planning\ Policy 
Implementation

Inactive period

Preferred ConstructionInactive period

Preferred Construction
Planning\ Policy 
Implementation

Inactive 
period

Interim Construction

IMPLEMENTATION TIMELINES

Separate implementation timelines: Interim then Preferred

Interim implementation while planning for preferred

Preferred only implementation
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Strategy Critical Path Matrix
Responsibilities

Strategy Priority Primary Secondary Resources Trigger Prerequisite

1. Broadway-Main TIF District Design Guidelines Immediate Town
Hancock 
County

MCCOG

Using the technical audit of the Broadway Street Design Guidelines document, finalize any necessary changes and/or amendments.

2. Connect Fortville Thoroughfare Plan Update Immediate Town
Hancock 
County

MCCOG None None

Incorporate right of way improvements (width, facilities etc.) identified in this plan into the Connect Fortville Thoroughfare Plan as necessary.

3. Finalize Right-of-way Dedication Policy Immediate Town
Hancock 
County

MCCOG
Broadway 
corridor 

development

Draft, adopt and record the ordinance pursuant to Indiana Code. Revise necessary development ordinances to reference the right-of-way dedication policy and 
process.

4. Finalize Access Control Ordinance Immediate Town
Hancock 
County

MCCOG

Draft, adopt and record the ordinance pursuant to Indiana Code. Revise the applicable subdivision control ordinance to reference the access control ordinance, 
where appropriate or necessary.

5. Regional Long-Range Improvement Plan Update
Immediate 

(Update 
annually)

Town
MCCOG 
INDOT

MPO
Road 

improvement 
implementation

Potentially 
necessary for 
grant/ INDOT 

funding

Update applicable regional long range transportation plans to show the programmed projects, along with a corresponding update of the State of Transportation 
Improvement Program (STIP) through Indiana Department of Transportation (INDOT) for those projects that would be on state roadways.

6. Traffic Impact Analysis (TIA) Immediate Town INDOT
Design 

Consultant
Lane restriping/ 

Road diet

Necessary 
for INDOT 
approval

Perform additional Traffic Impact Analysis (TIA) for US 36/SR 67/ Broadway Street and SR 13 within Fortville to support and obtain official approval for the 
proposed lane restriping recommendations.
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7. INDOT Coordination and Preliminary Approval Immediate Town INDOT
Design 

Consultant
Lane restriping/ 

Road diet

Necessary 
for INDOT 
approval

Coordinate proposed interim typical roadway cross section with the Greenfield District of the Indiana Department of Transportation (INDOT). Outline corridor 
amenities, desired dimensions and preliminary responsibilities for funding and implementation.

8. Project Commitments and Responsibilities Immediate Town INDOT
Design 

Consultant
Lane restriping/ 

Road diet

Necessary 
for INDOT 
approval

Provide a commitment of intent to Indiana Department of Transportation (INDOT) outlining the Town of Fortville’s interim project recommendations including 
but not limited to pedestrian sidewalks, curb and gutters, lighting and lane restriping. Project impacts, including opinions of cost should be included in the 
commitment of intent documentation.

9. Design Improvements and Right of Way Coordination Immediate Town INDOT
Design 

Consultant 
INDOT Staff

Lane restriping/ 
Road diet

INDOT 
approval

Design Broadway interim project recommendations including but not limited to pedestrian sidewalks, curb and gutters, lighting and lane restriping. Design 
shall coordinate any right of way needs and should incorporate the work of any ongoing Town initiative including adjacent trails, and local private development 
occurring at the time of implementation.  Permitting will be necessary as part of any and all design processes. The actual permits that will be required will vary 
depending on the funding source.

10. Project Funding Immediate
Town 

INDOT

Design 
Consultant 
INDOT Staff

MPO

• Explore funding options for all transportation improvements as one project or as separate projects as funding mechanisms require through regional and state agencies 
including but not limited to INDOT and MCCOG. Specifically review programs related to competitive funding rounds related to MCCOG TIP, INDOT STIP, and INDOT’s other 
programs.

• Explore local funding options for all transportation improvements as one project or as separate projects as funding mechanisms require through local programs including but 
not limited to general funds, special appropriations, and TIF Bonds. 

• Ensure all components are in place and current regarding Tax Increment Financing such as Redevelopment Commission, Economic Development Areas,  Allocation 
Areas, Designation of Allocation Areas,  Effect of Tax Abatement on TIF Districts, Acquisition of Real Property by Redevelopment Commission, Disposition of Property by 
Redevelopment Commission, Amendments of Redevelopment or Economic Development Plans, Roles of Consultants, Housing TIF, Age Restricted Housing TIF Districts, Limit 
on number and size of TIF Districts, Joint Action by Redevelopment Commission,   Sources of Funds, and Statutory Authority for Redevelopment Commissions and TIF.  http://
www.btlaw.com/files/Uploads/Documents/Publications/Pitman_TIF%20OVERVIEW--Generic%20(2).pdf

• Permitting will be necessary as part of any and all design processes. The actual permits that will be required will vary depending on the funding source. 

Strategy Critical Path Matrix
Responsibilities

Strategy Priority Primary Secondary Resources Trigger Required
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11. Project Permitting Immediate Town INDOT
Design 

Consultant 
INDOT Staff

Corridor 
Construction & 

Secured Funding

Permitting will be necessary as part of any and all design processes. The actual permits that will be required will vary depending on the funding source.

12. Corridor Construction Immediate INDOT Town Contractor Secured Funding
INDOT 

approval

Construct Broadway interim project recommendations including but not limited to pedestrian sidewalks, curb and gutters, lighting and lane restriping.

13. Mid-Block Crossings
Short Term 
(0-5 years)

INDOT Town Contractor
Increased 
Pedestrian 

Activity

Corridor 
Construction

Install HAWK signals (or RRFB’s) and appropriate pedestrian crossing pavement markings at the intersections of McCarty Street and Broadway Street and Poplar 
Street and Broadway Street.

14. Investment and Reinvestment in the District On Going Town
Hancock 
County

Design 
Consultant 

Town/ 
County Staff

Broadway 
corridor 

development

Promote and encourage private (re)investment in the Broadway TIF District by collaboratively working with private property owners and developers. As 
necessary develop and implement marketing tools to showcase the district’s opportunities, and development sites to private developers.

15. Right of Way Expansion and Dedication On Going Town INDOT Attorney
Broadway 
corridor 

development

Right-of-way 
Dedication 

Policy

As properties within the Broadway TIF District (re)develop, transfer the necessary land to the Town of Fortville/ INDOT by way of the Right-of-way dedication 
policy outlined previously.

Strategy Critical Path Matrix
Responsibilities

Strategy Priority Primary Secondary Resources Trigger Required
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16. INDOT Coordination
Short Term

(0-5 Years)
Town INDOT

Corridor 
expansion

Discuss, coordinate, and integrate the long term corridor recommendations into INDOT’s long term corridor planning tools, policies and documents. This 
ongoing coordination will allow for all impacted parties to work towards one common goal.

17. Traffic Impact Analysis (TIA)
Long Term 

(10+)
Town INDOT

Design 
Consultant

Corridor 
expansion

Necessary 
for INDOT 
approval

Perform additional Traffic Impact Analysis (TIA) for US 36/SR 67/ Broadway Street and SR 13 within Fortville to support and obtain official approval for the 
proposed preferred corridor recommendations.

18. INDOT Coordination and Preliminary Approval
Mid Term

(5-10 Years)
Town INDOT

Design 
Consultant

Corridor 
expansion

Necessary 
for INDOT 
approval

Coordinate proposed preferred typical roadway cross section and associated improvements with the Greenfield District of the Indiana Department of 
Transportation. Outline corridor amenities, desired dimensions and preliminary responsibilities for funding and implementation.

19. Project Commitments and Responsibilities
Long Term 
(10+ years)

Town INDOT
Design 

Consultant
Corridor 

expansion

Necessary 
for INDOT 
approval

Provide a commitment of intent to INDOT outlining the Town of Fortville’s preferred project recommendations including but not limited to 10’ wide pedestrian 
sidewalks, utility and tree buffer lawns, curb and gutters, raised median, lighting and signal/ intersection improvements. Project impacts, including opinions of 
cost should be included in the commitment of intent documentation.

20. Design Improvements and Right of Way Coordination
Long Term 
(10+ years)

Town INDOT
Design 

Consultant
Corridor 

expansion

Preliminary 
INDOT 

approval

Design Broadway preferred project recommendations including but not limited to 10’ wide pedestrian sidewalks, utility and tree lawn buffers, curb and gutters, 
raised medians, lighting and signal/ intersection improvements. Design shall coordinate any right of way needs and should incorporate the work of any ongoing 
Town initiative including adjacent trails, and local private development occurring at the time of implementation. Permitting will be necessary as part of any and all 
design processes. The actual permits that will be required will vary depending on the funding source.

Strategy Critical Path Matrix
Responsibilities

Strategy Priority Primary Secondary Resources Trigger Required
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21. Utility Coordination
Long Term 
(10+ years)

Town INDOT
Design 

Consultant
Corridor 

expansion
Preliminary 

INDOT 

Coordination for public and private utilities within the Broadway Street corridor should take place during the design of the preferred corridor recommendations 
process. Utility relocations (design and construction) should be factored into the costs and timelines for the corridor improvements.

22. Project Funding
Long Term 
(10+ years)

Town  FRC

It is anticipated that TIF revenue will be the primary source of project funding once the TIF starts to accumulate revenue and has capacity for bonding. At the 
time funds are necessary for one or more projects, a Bond Anticipation Note (BAN) may be issued. In order to utilize TIF revenue for projects listed here, the 
Town and Redevelopment Commission must have all necessary plans and procedures in place with TIF and Redevelopment Commission

23. Project Permitting
Long Term 
(10+ years)

Town INDOT
Design 

Consultant 
INDOT Staff

Corridor 
Construction & 

Secured Funding

Permitting will be necessary as part of any and all design processes. The actual permits that will be required will vary depending on the funding source.

24. Corridor Construction
Long Term 
(10+ years)

Town INDOT
Design 

Consultant
Corridor 

expansion

Necessary 
for INDOT 
approval

Construct Broadway preferred project recommendations including but not limited to 10’ wide pedestrian sidewalks, utility and tree lawn buffers, curb and 
gutters, raised medians, lighting and signal/ intersection improvements.

Strategy Critical Path Matrix
Responsibilities

Strategy Priority Primary Secondary Resources Trigger Required
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APPENDIX C





Fortville Broadway 
TIF District Master Plan
Long Term TIF Revenue Projection

January 11, 2018



2

SC
O

PE
 A

N
D

 P
U

R
PO

SE

B
ro

a
d

w
a
y
 T

IF
 C

o
n

ce
p

t 
M

a
p

S
co

p
e
 a

n
d

 O
v
e
rv

ie
w

T
h
e 

p
u
rp

o
se

 o
f 

th
is

 a
n
al

ys
is

 i
s 

to
 e

st
im

at
e 

th
e 

re
ve

n
u
e 

p
ro

d
u
ci

n
g
 p

o
te

n
ti

al
 o

f 
th

e 
Fo

rt
vi

ll
e 

B
ro

ad
w

ay
 T

IF
 

al
lo

ca
ti

o
n
 a

re
a 

as
 e

n
vi

si
o
n
ed

 i
n
 t

h
e 

B
ro

ad
w

ay
 T

IF
 

M
as

te
r 

Pl
an

. 
 T

h
is

 r
ev

en
u
e 

an
al

ys
is

 i
s 

a 
co

m
p
o
n
en

t 
o
f 

th
e 

T
IF

 M
as

te
r 

Pl
an

, 
w

h
ic

h
 d

ef
in

es
 t

h
e 

si
z
e,

 s
ca

le
 a

n
d
 

ty
p
e 

o
f 

il
lu

st
ra

ti
ve

 d
ev

el
o
p
m

en
t 

w
it

h
in

 t
h
e 

T
IF

 a
re

a.

In
fo

rm
at

io
n
 f

ro
m

 t
ra

d
e 

d
at

ab
as

es
 a

n
d
 t

h
e 

as
se

ss
m

en
t 

o
f 

lo
ca

l 
co

m
p
ar

ab
le

 p
ro

p
er

ty
 w

as
 u

se
d
 t

o
 c

o
n
ve

rt
 

in
ve

st
m

en
t 

p
ar

am
et

er
s 

(s
q
u
ar

e 
fo

o
ta

g
e,

 i
n
ve

st
m

en
t 

ty
p
e)

 i
n
to

 e
st

im
at

es
 o

f 
ta

x
ab

le
 a

ss
es

se
d
 v

al
u
e.

  
In

cr
em

en
ta

l 
p
ro

p
er

ty
 t

ax
 r

ev
en

u
es

 w
er

e 
th

en
 

es
ti

m
at

ed
 f

ro
m

 t
h
es

e 
p
ro

je
ct

io
n
s 

o
f 

as
se

ss
ed

 v
al

u
e 

u
n
d
er

 c
u
rr

en
t 

p
ro

p
er

ty
 t

ax
 s

ta
tu

te
s.

T
h
is

 a
n
al

ys
is

 i
s 

in
te

n
d
ed

 a
s 

a 
ca

p
ac

it
y 

an
al

ys
is

 t
o
 

es
ti

m
at

e 
th

e 
to

ta
l 
re

ve
n
u
e 

p
o
te

n
ti

al
 o

f 
th

e 
B
ro

ad
w

ay
 

T
IF

 i
f 

it
 i
s 

d
ev

el
o
p
ed

 t
o
 t

h
e 

sc
al

e 
an

d
 c

o
m

p
o
si

ti
o
n
 

d
es

cr
ib

ed
 i
n
 t

h
e 

T
IF

 m
as

te
r 

p
la

n
.

T
h
is

 a
n
al

ys
is

 i
s 

n
o
t 

a 
m

ar
k
et

 d
em

an
d
 a

n
al

ys
is

 
in

te
n
d
ed

 t
o
 e

st
im

at
e 

th
e 

le
ve

l 
o
f 

m
ar

k
et

 
d
em

an
d
 f

o
r 

fu
tu

re
 d

ev
el

o
p
m

en
t 

o
r 

th
e 

m
ag

n
it

u
d
e 

o
r 

ti
m

in
g
 o

f 
p
o
te

n
ti

al
 i
n
ve

st
m

en
ts

. 
 

T
h
e 

d
ev

el
o
p
m

en
t 

ti
m

el
in

es
 u

se
d
 h

er
ei

n
 a

re
 f

o
r 

il
lu

st
ra

ti
ve

 p
u
rp

o
se

s 
o
n
ly

 a
n
d
 h

av
e 

n
o
t 

b
ee

n
 

m
ar

k
et

 t
es

te
d
.

T
h
e 

o
u
tc

o
m

es
 o

f 
th

is
 a

n
al

ys
is

 w
il
l 
al

lo
w

 
Fo

rt
vi

ll
e 

o
ff

ic
ia

ls
 a

n
d
 s

ta
k
eh

o
ld

er
s 

to
 g

au
g
e 

th
e 

p
o
te

n
ti

al
 r

ev
en

u
es

 o
f 

T
IF

 d
ev

el
o
p
m

en
t 

ag
ai

n
st

 
th

e 
co

st
 o

f 
p
u
b
li
c 

in
fr

as
tr

u
ct

u
re

 a
n
d
 e

co
n
o
m

ic
 

d
ev

el
o
p
m

en
t 

ex
p
en

d
it

u
re

s.
  

T
h
e 

B
ro

ad
w

ay
 T

IF
 m

as
te

r 
p
la

n
 e

n
vi

si
o
n
s 

a 
ra

n
g
e 

o
f 

re
d
ev

el
o
p
ed

 u
se

s 
al

o
n
g
 t

h
e 

B
ro

ad
-

w
ay

 C
o
rr

id
o
r.

  
T
h
e 

p
u
rp

o
se

 o
f 

th
is

 r
ep

o
rt

 
is

 t
o
 e

va
lu

at
e 

th
e 

T
IF

 r
ev

en
u
e 

p
o
te

n
ti

al
 o

f 
th

e 
T
IF

.

T
h
is

 i
s 

a 
ca

p
ac

it
y 

an
al

ys
is

 i
n
te

n
d
ed

 t
o
 q

u
an

-
ti

fy
 p

o
te

n
ti

al
 T

IF
 r

ev
en

u
es

 i
f 

th
e 

co
rr

id
o
r 

is
 

d
ev

el
o
p
ed

 a
s 

d
es

cr
ib

ed
 i
n
 t

h
e 

M
as

te
r 

Pl
an

. 
 

T
h
is

 a
n
al

ys
is

 i
s 

n
o
t 

a 
m

ar
k
et

 a
ss

es
sm

en
t 

o
r 

a 
fo

re
ca

st
 o

f 
p
re

d
ic

te
d
 p

ri
va

te
 i
n
ve

st
m

en
t 

w
it

h
in

 t
h
e 

ar
ea

.



3

A
SS

ES
SE

D
 V

A
LU

E 
C

O
M

PA
R
IS

O
N

S

 - 5 1
0

 1
5

 2
0

 2
5

 3
0

 3
5

 4
0

 4
5

0
10

0,
00

0
20

0,
00

0
30

0,
00

0
40

0,
00

0
50

0,
00

0
60

0,
00

0
70

0,
00

0
80

0,
00

0

Improvement GAV (Millions)

Sq
ua

re
 Fo

ot
ag

e

Im
p

ro
v
e
m

e
n

t 
G

ro
ss

 A
V

 p
e
r 

S
q

u
a
re

 f
o

o
t 

fo
r 

C
o

m
p

a
ra

b
le

 P
ro

p
e
rt

ie
s

H
a
n
co

ck
 a

n
d
 H

a
m

il
to

n
 C

ou
n
ti

es
 (

D
el

a
w

a
re

 a
n
d
 F

a
ll
 C

re
ek

 T
w

p
.)

; 
2
0
1
5
 p

a
y 

2
0
1
6

n
 =

 3
5

A
ss

es
se

d
 a

t 
$
5
1
 

p
er

 s
q
u
ar

e 
fo

o
t 

o
r 

g
re

at
er

A
ss

es
se

d
 a

t 
le

ss
 

th
an

 $
5
1
 p

er
 s

q
u
ar

e 
fo

o
t

M
ea

n
 =

 $
5
0

 p
er

 
sq

u
ar

e 
fo

o
t

Po
li
cy

 A
n
al

yt
ic

s 
u
se

d
 i
n
fo

rm
at

io
n
 f

ro
m

 i
n
d
u
st

ry
 

d
at

ab
as

es
 a

n
d
 g

at
h
er

ed
 a

ss
es

sm
en

t 
d
at

a 
o
n
 

co
m

p
ar

ab
le

 p
ro

p
er

ti
es

 w
it

h
in

 H
an

co
ck

 a
n
d
 

H
am

il
to

n
 C

o
u
n
ti

es
 t

o
 i
n
fo

rm
 t

h
e 

as
su

m
p
ti

o
n
s 

u
se

d
 

in
 t

h
is

 a
n
al

ys
is

.

A
 s

am
p
le

 o
f 

co
m

p
ar

ab
le

 p
ro

p
er

ti
es

, 
in

cl
u
d
in

g
 a

 
va

ri
et

y 
o
f 

in
d
u
st

ri
al

 a
n
d
 c

o
m

m
er

ci
al

 u
se

s,
 w

as
 

co
m

p
il
ed

 f
ro

m
 a

 s
ea

rc
h
 o

f 
p
u
b
li
c 

re
co

rd
s.

 T
h
e 

g
ro

ss
 a

ss
es

se
d
 v

al
u
e 

p
er

 s
q
u
ar

e 
fo

o
t 

w
as

 t
h
en

 
co

m
p
u
te

d
 f

o
r 

ea
ch

 p
ro

p
er

ty
 w

it
h
in

 t
h
e 

sa
m

p
le

.

T
h
e 

m
ea

n
 a

ss
es

se
d
 v

al
u
e 

p
er

 s
q
u
ar

e 
fo

o
t 

o
f 

th
e 

sa
m

p
le

 w
as

 f
o
u
n
d
 t

o
 b

e 
$

5
0

. 
 C

o
m

m
er

ci
al

 f
ac

il
it

ie
s 

th
at

 i
n
co

rp
o
ra

te
d
 m

o
re

 e
x
p
en

si
ve

 m
at

er
ia

ls
 

o
r 

lo
ca

te
d
 i
n
 h

ig
h
 t

ra
ff

ic
 a

re
as

 w
er

e 
g
en

er
al

ly
 

as
se

ss
ed

 a
t 

a 
h
ig

h
er

 l
ev

el
. 

 L
ar

g
er

 i
n
d
u
st

ri
al

 
fa

ci
li
ti

es
 a

n
d
 w

ar
eh

o
u
se

s 
w

er
e 

as
se

ss
ed

 a
t 

lo
w

er
 

le
ve

ls
 w

h
en

 n
o
rm

al
iz

ed
 b

y 
ar

ea
. 

 

A
ss

es
se

d
 v

al
u
e 

co
m

p
ar

is
o
n
s 

fo
r 

re
ce

n
t 

p
ro

je
ct

s 
in

 t
h
e 

C
it

y 
o
f 

Fi
sh

er
s 

w
er

e 
u
se

d
 t

o
 i
n
fo

rm
 

th
e 

as
su

m
p
ti

o
n
s 

fo
r 

m
ix

ed
 u

se
 r

es
id

en
ti

al
 

d
ev

el
o
p
m

en
t.

Ex
am

p
le

s 
o
f 

th
e 

d
if

fe
ri

n
g
 l
ev

el
s 

o
f 

p
ro

p
er

ty
 t

ax
 

as
se

ss
m

en
t 

ar
e 

sh
o
w

n
 o

n
 t

h
e 

fo
ll
o
w

in
g
 p

ag
e.



4

C
O

M
PA

R
A

B
LE

 P
R
O

PE
R
T
Y
 E

X
A

M
PL

ES

G
re

a
te

r 
th

a
n

 $
1

0
0

 p
e
r 

sq
. f

t.

B
e
tw

e
e
n

 $
7

0
 a

n
d

 $
8

0
 p

e
r 

sq
. f

t.

B
e
tw

e
e
n

 $
5

0
 a

n
d

 $
6

0
 p

e
r 

sq
. f

t.

E
x
a
m

p
le

s 
o

f 
C

o
m

p
a
ra

b
le

 P
ro

p
e
rt

ie
s 

(I
m

p
ro

v
e
m

e
n

t 
A

ss
e
ss

e
d

 V
a
lu

e
 p

e
r 

S
q

u
a
re

 F
o

o
t)

Im
ag

e 
So

u
rc

e:
 G

o
o
g
le



5

A
SS

ES
SE

D
 V

A
LU

E 
A

SS
U

M
PT

IO
N

S

Si
te

Cl
as

s
Si

te
 S

iz
e

Bl
dg

 S
iz

e
St

or
ie

s
Bu

ild
in

g 
SF

Lo
w

M
id

H
ig

h
Lo

w
M

id
H

ig
h

1
M

ixe
d 

Us
e

54
,7

47
   

   
  

15
,6

92
   

   
  

3.
0

   
   

47
,0

76
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

4,
61

8,
15

6
   

   
 

5,
13

1,
28

4
   

   
 

5,
64

4,
41

2
   

   
 

2
M

ixe
d 

Us
e

77
,4

29
   

   
  

43
,3

60
   

   
  

3.
0

   
   

13
0,

08
0

   
   

98
   

   
 

10
9

   
  

12
0

   
  

12
,7

60
,8

48
   

  
14

,1
78

,7
20

   
  

15
,5

96
,5

92
   

  
3

M
ixe

d 
Us

e
12

,1
47

   
   

  
6,

80
2

   
   

   
 

1.
5

   
   

10
,2

04
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

1,
00

1,
01

2
   

   
 

1,
11

2,
23

6
   

   
 

1,
22

3,
46

0
   

   
 

4
M

ixe
d 

Us
e

13
,3

59
   

   
  

7,
53

8
   

   
   

 
2.

0
   

   
15

,0
77

   
   

  
98

   
   

 
10

9
   

  
12

0
   

  
1,

47
9,

05
4

   
   

 
1,

64
3,

39
3

   
   

 
1,

80
7,

73
2

   
   

 
5

M
ixe

d 
Us

e
34

,8
76

   
   

  
19

,5
30

   
   

  
2.

0
   

   
39

,0
61

   
   

  
98

   
   

 
10

9
   

  
12

0
   

  
3,

83
1,

88
4

   
   

 
4,

25
7,

64
9

   
   

 
4,

68
3,

41
4

   
   

 
6

M
ixe

d 
Us

e
11

,7
69

   
   

  
6,

59
0

   
   

   
 

3.
0

   
   

19
,7

71
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

1,
93

9,
53

5
   

   
 

2,
15

5,
03

9
   

   
 

2,
37

0,
54

3
   

   
 

7
M

ixe
d 

Us
e

30
,9

72
   

   
  

26
,9

46
   

   
  

3.
0

   
   

80
,8

37
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

7,
93

0,
11

0
   

   
 

8,
81

1,
23

3
   

   
 

9,
69

2,
35

6
   

   
 

8
M

ixe
d 

Us
e

31
,1

36
   

   
  

24
,9

09
   

   
  

3.
0

   
   

74
,7

26
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

7,
33

0,
62

1
   

   
 

8,
14

5,
13

4
   

   
 

8,
95

9,
64

7
   

   
 

To
ta

l P
ha

se
 I

26
6,

43
5

   
 

15
1,

36
7

   
 

41
6,

83
2

   
 

40
,8

91
,2

19
   

45
,4

34
,6

88
   

49
,9

78
,1

57
   

1
M

ixe
d 

Us
e

67
,8

19
   

   
  

20
,3

00
   

   
  

3.
0

   
   

60
,9

00
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

5,
97

4,
29

0
   

   
 

6,
63

8,
10

0
   

   
 

7,
30

1,
91

0
   

   
 

2
M

ixe
d 

Us
e

66
,5

34
   

   
  

20
,3

00
   

   
  

3.
0

   
   

60
,9

00
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

5,
97

4,
29

0
   

   
 

6,
63

8,
10

0
   

   
 

7,
30

1,
91

0
   

   
 

3
M

ixe
d 

Us
e

67
,6

69
   

   
  

20
,3

00
   

   
  

2.
5

   
   

50
,7

50
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

4,
97

8,
57

5
   

   
 

5,
53

1,
75

0
   

   
 

6,
08

4,
92

5
   

   
 

4
M

ixe
d 

Us
e

68
,2

09
   

   
  

18
,3

99
   

   
  

2.
0

   
   

36
,7

98
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

3,
60

9,
88

4
   

   
 

4,
01

0,
98

2
   

   
 

4,
41

2,
08

0
   

   
 

5
M

ixe
d 

Us
e

70
,7

15
   

   
  

20
,4

85
   

   
  

3.
0

   
   

61
,4

55
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

6,
02

8,
73

6
   

   
 

6,
69

8,
59

5
   

   
 

7,
36

8,
45

5
   

   
 

6
M

ixe
d 

Us
e

10
9,

89
8

   
   

21
,0

32
   

   
  

3.
0

   
   

63
,0

96
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

6,
18

9,
71

8
   

   
 

6,
87

7,
46

4
   

   
 

7,
56

5,
21

0
   

   
 

7
M

ixe
d 

Us
e

71
,3

30
   

   
  

13
,0

03
   

   
  

3.
0

   
   

39
,0

09
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

3,
82

6,
78

3
   

   
 

4,
25

1,
98

1
   

   
 

4,
67

7,
17

9
   

   
 

8
M

ixe
d 

Us
e

69
,9

30
   

   
  

13
,0

03
   

   
  

2.
5

   
   

32
,5

08
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

3,
18

9,
03

5
   

   
 

3,
54

3,
37

2
   

   
 

3,
89

7,
70

9
   

   
 

9
M

ixe
d 

Us
e

81
,1

77
   

   
  

25
,4

43
   

   
  

2.
0

   
   

50
,8

86
   

   
  

98
   

   
 

10
9

   
  

12
0

   
  

4,
99

1,
91

7
   

   
 

5,
54

6,
57

4
   

   
 

6,
10

1,
23

1
   

   
 

10
M

ixe
d 

Us
e

74
,9

25
   

   
  

41
,8

27
   

   
  

3.
0

   
   

12
5,

48
1

   
   

98
   

   
 

10
9

   
  

12
0

   
  

12
,3

09
,6

86
   

  
13

,6
77

,4
29

   
  

15
,0

45
,1

72
   

  
To

ta
l P

ha
se

 II
74

8,
20

6
   

 
21

4,
09

2
   

 
58

1,
78

3
   

 
57

,0
72

,9
12

   
63

,4
14

,3
47

   
69

,7
55

,7
82

   

1
Co

m
m

er
cia

l/ 
Re

ta
il

33
,2

86
   

   
  

4,
49

9
   

   
   

 
2.

0
   

   
8,

99
8

   
   

   
 

13
3

   
  

14
8

   
  

16
3

   
  

1,
19

7,
74

6
   

   
 

1,
33

0,
82

9
   

   
 

1,
46

3,
91

2
   

   
 

2
Co

m
m

er
cia

l/ 
Re

ta
il

38
5,

74
3

   
   

77
,1

49
   

   
  

2.
0

   
   

15
4,

29
7

   
   

44
   

   
 

48
   

   
 

53
   

   
 

6,
71

2,
27

9
   

   
 

7,
45

8,
08

7
   

   
 

8,
20

3,
89

6
   

   
 

3
Fl

ex
 o

ffi
ce

/ I
nd

us
tri

al
27

7,
18

5
   

   
69

,2
96

   
   

  
1.

5
   

   
10

3,
94

4
   

   
46

   
   

 
51

   
   

 
56

   
   

 
4,

80
1,

23
1

   
   

 
5,

33
4,

70
1

   
   

 
5,

86
8,

17
2

   
   

 
4

Co
m

m
er

cia
l/ 

Re
ta

il
15

2,
73

3
   

   
30

,5
47

   
   

  
1.

5
   

   
45

,8
20

   
   

  
57

   
   

 
63

   
   

 
69

   
   

 
2,

59
5,

25
1

   
   

 
2,

88
3,

61
2

   
   

 
3,

17
1,

97
4

   
   

 
5

Fl
ex

 o
ffi

ce
/ I

nd
us

tri
al

20
,1

28
   

   
  

5,
03

2
   

   
   

 
1.

5
   

   
7,

54
8

   
   

   
 

15
1

   
  

16
8

   
  

18
5

   
  

1,
14

2,
71

4
   

   
 

1,
26

9,
68

2
   

   
 

1,
39

6,
65

0
   

   
 

6
Fl

ex
 o

ffi
ce

/ I
nd

us
tri

al
19

1,
67

2
   

   
47

,9
18

   
   

  
1.

5
   

   
71

,8
77

   
   

  
50

   
   

 
55

   
   

 
61

   
   

 
3,

58
4,

19
2

   
   

 
3,

98
2,

43
6

   
   

 
4,

38
0,

68
0

   
   

 
7

Co
m

m
er

cia
l/ 

Re
ta

il
22

5,
03

6
   

   
45

,0
07

   
   

  
1.

5
   

   
67

,5
11

   
   

  
51

   
   

 
56

   
   

 
62

   
   

 
3,

41
8,

49
0

   
   

 
3,

79
8,

32
2

   
   

 
4,

17
8,

15
4

   
   

 
8

Co
m

m
er

cia
l/ 

Re
ta

il
53

,8
60

   
   

  
10

,7
72

   
   

  
1.

5
   

   
16

,1
58

   
   

  
91

   
   

 
10

1
   

  
11

1
   

  
1,

46
9,

48
9

   
   

 
1,

63
2,

76
6

   
   

 
1,

79
6,

04
2

   
   

 
9

Fl
ex

 o
ffi

ce
/ I

nd
us

tri
al

41
7,

14
4

   
   

10
4,

28
6

   
   

1.
5

   
   

15
6,

42
9

   
   

43
   

   
 

48
   

   
 

53
   

   
 

6,
79

3,
19

5
   

   
 

7,
54

7,
99

4
   

   
 

8,
30

2,
79

3
   

   
 

10
Co

m
m

er
cia

l/ 
Re

ta
il

30
8,

11
1

   
   

47
,0

88
   

   
  

2.
0

   
   

94
,1

76
   

   
  

47
   

   
 

52
   

   
 

57
   

   
 

4,
43

0,
50

6
   

   
 

4,
92

2,
78

5
   

   
 

5,
41

5,
06

3
   

   
 

11
Co

m
m

er
cia

l/ 
Re

ta
il

58
0,

94
0

   
   

81
,1

64
   

   
  

2.
0

   
   

16
2,

32
8

   
   

43
   

   
 

48
   

   
 

53
   

   
 

7,
01

7,
07

9
   

   
 

7,
79

6,
75

5
   

   
 

8,
57

6,
43

0
   

   
 

12
Co

m
m

er
cia

l/ 
Re

ta
il

40
6,

80
1

   
   

81
,3

60
   

   
  

1.
0

   
   

81
,3

60
   

   
  

48
   

   
 

54
   

   
 

59
   

   
 

3,
94

4,
10

1
   

   
 

4,
38

2,
33

4
   

   
 

4,
82

0,
56

8
   

   
 

13
Co

m
m

er
cia

l/ 
Re

ta
il

2,
32

7,
29

1
   

23
2,

72
9

   
   

1.
0

   
   

23
2,

72
9

   
   

42
   

   
 

46
   

   
 

51
   

   
 

9,
68

9,
00

8
   

   
 

10
,7

65
,5

65
   

  
11

,8
42

,1
21

   
  

14
Co

m
m

er
cia

l/ 
Re

ta
il

50
2,

71
6

   
   

10
0,

54
3

   
   

1.
0

   
   

10
0,

54
3

   
   

46
   

   
 

52
   

   
 

57
   

   
 

4,
67

2,
15

3
   

   
 

5,
19

1,
28

1
   

   
 

5,
71

0,
40

9
   

   
 

15
O

pe
n 

Sp
ac

e
11

3,
75

1
   

   
-

   
   

   
   

 
-

   
  

-
   

   
   

   
 

-
   

   
-

   
   

-
   

   
-

   
   

   
   

   
   

-
   

   
   

   
   

   
-

   
   

   
   

   
   

16
O

pe
n 

Sp
ac

e
84

,0
32

   
   

  
-

   
   

   
   

 
-

   
  

-
   

   
   

   
 

-
   

   
-

   
   

-
   

   
-

   
   

   
   

   
   

-
   

   
   

   
   

   
-

   
   

   
   

   
   

To
ta

l P
ha

se
 II

I
6,

08
0,

42
9

 
93

7,
39

0
   

 
1,

30
3,

71
8

 
61

,4
67

,4
35

   
68

,2
97

,1
50

   
75

,1
26

,8
65

   

TO
TA

L 
- A

LL
 P

H
AS

ES
7,

09
5,

07
0

 
1,

30
2,

84
9

 
2,

30
2,

33
3

 
-

   
  

-
   

  
-

   
  

15
9,

43
1,

56
7

 
17

7,
14

6,
18

5
 

19
4,

86
0,

80
4

 

PH
AS

E 
3

D
ev

el
op

m
en

t D
et

ai
ls

AV
 p

er
 S

q 
Ft

To
ta

l G
ro

ss
 A

ss
es

se
d 

Va
lu

e

PH
AS

E 
1

PH
AS

E 
2

G
ro

ss
 A

ss
e
ss

e
d

 V
a
lu

e
 A

ss
u

m
p

ti
o

n
s 

fo
r 

B
ro

a
d

w
a
y
 D

e
v
e
lo

p
m

e
n

t



6

D
EV

EL
O

PM
EN

T
 T

IM
EL

IN
E 

A
SS

U
M

PT
IO

N
S

Gr
ow

th

Re
m

ai
ni

ng
 C

ap
ac

ity

Ti
m

e

Growth (Blue)
Capacity (Red)

Il
lu

st
ra

ti
o

n
 o

f 
a
 L

o
g

is
ti

cs
 C

u
rv

e

A
 l
o
g
is

ti
cs

 m
o
d
el

 i
s 

a 
m

at
h
em

at
ic

al
 f

u
n
ct

io
n
 t

h
at

 
re

la
te

s 
th

e 
ra

te
 o

f 
g
ro

w
th

 o
f 

a 
sp

ec
if

ic
 v

ar
ia

b
le

 
to

 t
h
e 

am
o
u
n
t 

o
f 

re
m

ai
n
in

g
 c

ap
ac

it
y.

  
It

 f
o
rm

s 
a 

d
is

ti
n
ct

iv
e 

“S
” 

cu
rv

e 
th

at
 i
n
cl

u
d
es

 a
n
 i
n
tr

o
d
u
ct

o
ry

 
p
er

io
d
, 

a 
p
er

io
d
 o

f 
g
ro

w
th

 a
n
d
 a

 p
er

io
d
 o

f 
m

at
u
ri

ty
 

as
 t

h
e 

am
o
u
n
t 

o
f 

av
ai

la
b
le

 c
ap

ac
it

y 
d
im

in
is

h
es

.

Lo
g
is

ti
cs

 c
u
rv

es
 a

re
 u

se
d
 i
n
 a

 v
ar

ie
ty

 o
f 

fo
rm

at
s,

 
an

d
 a

re
 u

se
fu

l 
in

 l
an

d
 u

se
 p

la
n
n
in

g
 t

o
 e

st
im

at
e 

th
e 

p
ac

e 
o
f 

p
o
te

n
ti

al
 d

ev
el

o
p
m

en
t.

 

In
 t

h
is

 c
o
n
te

x
t,

 t
h
e 

ra
te

 o
f 

d
ev

el
o
p
m

en
t 

g
ro

w
th

 
w

it
h
in

 t
h
e 

T
IF

 i
s 

sh
o
w

n
 a

s 
an

 i
n
ve

rs
e 

fu
n
ct

io
n
 o

f 
th

e 
am

o
u
n
t 

o
f 

u
n
d
ev

el
o
p
ed

 l
an

d
. 

 

T
h
e 

es
ti

m
at

ed
 d

ev
el

o
p
m

en
t 

cu
rv

e 
b
eg

in
s 

w
it

h
 

re
la

ti
ve

ly
 s

lo
w

 g
ro

w
th

 t
h
at

 a
cc

el
er

at
es

 i
n
 y

ea
rs

 
5

-1
5

 b
ef

o
re

 t
ap

er
in

g
 o

ff
 a

g
ai

n
.



7

IL
LU

ST
R
A

T
IV

E 
D

EV
EL

O
PM

EN
T
 T

IM
EL

IN
E

 - 2
0

 4
0

 6
0

 8
0

 1
00

 1
20

 1
40

 1
60

 1
80

 2
00

1
2

3
4

5
6

7
8

9
10

11
12

13
14

15
16

17
18

19
20

21
22

23
24

25

Increment Assessed Value (millions)

Ye
ar

Ph
as

e 
3

Ph
as

e 
2

Ph
as

e 
1

Il
lu

st
ra

ti
v
e
 D

e
v
e
lo

p
m

e
n

t 
T

im
e
li

n
e

“M
id

” 
Sc

en
a
ri

o

R
am

p
 U

p

G
ro

w
th

M
at

u
ra

ti
o
n

T
h
e 

B
ro

ad
w

ay
 T

IF
 M

as
te

r 
Pl

an
 i
s 

se
g
m

en
te

d
 

in
to

 t
h
re

e 
p
h
as

es
. 

 A
p
p
ly

in
g
 t

h
e 

il
lu

st
ra

ti
ve

 
d
ev

el
o
p
m

en
t 

ti
m

el
in

e 
to

 t
h
e 

p
la

n
n
ed

 i
n
ve

st
m

en
ts

 
in

 e
ac

h
 p

h
as

e 
yi

el
d
s 

th
e 

in
ve

st
m

en
t 

g
ro

w
th

 p
at

te
rn

 
sh

o
w

n
 a

b
o
ve

.

U
n
d
er

 t
h
is

 s
ce

n
ar

io
, 

Ph
as

e 
1

 o
f 

th
e 

m
as

te
r 

p
la

n
 

b
u
il
d
s 

o
u
t 

o
ve

r 
a 

6
 t

o
 7

 y
ea

r 
ti

m
ef

ra
m

e.
  

Ph
as

e 
2

 
b
u
il
d
s 

o
u
t 

d
u
ri

n
g
 t

h
e 

su
b
se

q
u
en

t 
fo

u
r 

ye
ar

s 
an

d
 

co
n
cl

u
d
es

 i
n
 Y

ea
r 

1
1

.

T
h
e 

Ph
as

e 
3

 d
ev

el
o
p
m

en
t 

b
eg

in
s 

in
 t

h
e 

g
ro

w
th

 
st

ag
e 

o
f 

th
e 

d
ev

el
o
p
m

en
t 

cu
rv

e 
an

d
 c

o
n
ti

n
u
es

 
th

ro
u
g
h
 t

h
e 

m
at

u
ri

ty
 p

h
as

e.

W
h
il
e 

th
e 

d
ev

el
o
p
m

en
t 

ti
m

el
in

e 
is

 “
sm

o
o
th

” 
fo

r 
il
lu

st
ra

ti
ve

 p
u
rp

o
se

s,
 i
t 

is
 l
ik

el
y 

to
 b

e 
“b

u
m

p
y”

 
in

 r
ea

li
ty

 a
s 

d
ev

el
o
p
m

en
t 

p
ro

je
ct

s 
te

n
d
 t

o
 b

e 
cl

u
st

er
ed

 t
o
g
et

h
er

.



8

A
SS

ES
SE

D
 V

A
LU

E 
PR

O
JE

C
T
IO

N

 - 5
0

 1
00

 1
50

 2
00

 2
50

1
2

3
4

5
6

7
8

9
10

11
12

13
14

15
16

17
18

19
20

21
22

23
24

25

Lo
w 

Co
ns

tru
ct

io
n 

In
ve

st
m

en
t S

ce
na

rio

M
id

 C
on

st
ru

ct
io

n 
In

ve
st

m
en

t S
ce

na
rio

Hi
gh

 C
on

st
ru

ct
io

n 
In

ve
st

m
en

t S
ce

na
rio

C
u

m
u

la
ti

v
e
 I

n
cr

e
m

e
n

t 
A

ss
e
ss

e
d

 V
a
lu

e
 P

ro
je

ct
io

n

$
1

9
5

 M

$
1

7
7

 M

$
1

5
9

 M

T
h
e 

ch
ar

t 
ab

o
ve

 s
h
o
w

s 
th

e 
to

ta
l 
in

cr
em

en
t 

as
se

ss
ed

 v
al

u
e 

p
ro

je
ct

io
n
 f

o
r 

ea
ch

 o
f 

th
e 

th
re

e 
in

ve
st

m
en

t 
sc

en
ar

io
s 

o
ve

r 
a 

2
5

 y
ea

r 
ti

m
e 

h
o
ri

z
o
n
. 
 

U
si

n
g
 t

h
is

 m
et

h
o
d
o
lo

g
y 

yi
el

d
s,

 t
h
e 

B
ro

ad
w

ay
 T

IF
 

co
u
ld

 g
en

er
at

e 
p
o
te

n
ti

al
 i
n
cr

em
en

t 
re

ve
n
u
es

 i
n
 

th
e 

am
o
u
n
t 

o
f 

$
1
7

7
 m

il
li
o
n
 i
n
 t

h
e 

m
id

-i
n
ve

st
m

en
t 

sc
en

ar
io

, 
$
1
9
5
 m

il
li
o
n
 i
n
 t

h
e 

h
ig

h
 i
n
ve

st
m

en
t 

sc
en

ar
io

 a
n
d
 $

1
5
9

 m
il
li
o
n
 i
n
 t

h
e 

lo
w

 i
n
ve

st
m

en
t 

sc
en

ar
io

.

A
s 

p
re

vi
o
u
sl

y 
d
es

cr
ib

ed
, 

th
e 

il
lu

st
ra

ti
ve

 
d
ev

el
o
p
m

en
t 

ti
m

el
in

e 
as

su
m

es
 t

h
at

 i
n
ve

st
m

en
t 

b
eg

in
s 

at
 a

 s
lo

w
 p

ac
e,

 b
ef

o
re

 a
cc

el
er

at
in

g
 i
n
 y

ea
rs

 
6

 t
h
ro

u
g
h
 1

5
 o

f 
th

e 
an

al
ys

is
. 

T
h
e 

h
ig

h
 a

n
d
 l
o
w

 d
ev

el
o
p
m

en
t 

sc
en

ar
io

s 
as

se
ss

ed
 

va
lu

es
 v

ar
y 

b
y 

1
0

%
 f

ro
m

 t
h
e 

M
id

 i
n
ve

st
m

en
t 

sc
en

ar
io

.



9

T
IF

 R
EV

EN
U

E 
ES

T
IM

A
T
ES

 - 1 2 3 4 5 6

1
2

3
4

5
6

7
8

9
10

11
12

13
14

15
16

17
18

19
20

21
22

23
24

25

Increment Revenue (millions)

Ye
ar

B
ro

a
d

w
a
y
 T

IF
 R

e
v
e
n

u
e
 P

ro
je

ct
io

n
C

on
st

a
n
t 

D
ol

la
rs

 i
n
 M

il
li
on

s

H
ig

h
 I
n
ve

st
m

en
t 

Sc
en

ar
io

$
5
.0

 m
il
li
o
n

M
id

 I
n
ve

st
m

en
t 

Sc
en

ar
io

$
4
.6

 m
il
li
o
n

T
h
e 

es
ti

m
at

ed
 l
ev

el
 o

f 
as

se
ss

ed
 v

al
u
e 

w
il
l 
g
en

er
at

e 
a 

p
ro

je
ct

ed
 $

4
.6

 m
il
li
o
n
 i
n
 i
n
cr

em
en

ta
l 
re

ve
n
u
e 

in
 

th
e 

“M
id

” 
in

ve
st

m
en

t 
sc

en
ar

io
 b

y 
th

e 
en

d
 o

f 
th

e 
fo

re
ca

st
 p

er
io

d
 (

co
n
st

an
t 

d
o
ll
ar

s)
. 

 

T
h
e 

“L
o
w

” 
an

d
 “

H
ig

h
” 

in
ve

st
m

en
t 

sc
en

ar
io

s 
g
en

er
at

e 
$
4
.1

 a
n
d
 $

5
.0

 m
il
li
o
n
 r

es
p
ec

ti
ve

ly
.

T
im

in
g
 f

ac
to

rs
 a

re
 i
m

p
o
rt

an
t 

w
h
en

 c
o
n
si

d
er

in
g
 

fi
sc

al
 o

p
ti

o
n
s 

fo
r 

th
e 

T
IF

. 
 B

y 
st

at
u
te

, 
In

d
ia

n
a 

T
IF

 d
is

tr
ic

ts
 e

x
p
ir

e 
2

5
 y

ea
rs

 a
ft

er
 t

h
e 

fi
rs

t 
b
o
n
d
 

p
ay

m
en

t 
is

 d
u
e 

an
d
 p

ay
ab

le
. 

 

If
 b

o
n
d
 f

in
an

ci
n
g
 i
s 

re
q
u
ir

ed
 a

t 
th

e 
o
u
ts

et
 o

f 
th

e 
d
ev

el
o
p
m

en
t 

to
 f

u
n
d
 i
n
fr

as
tr

u
ct

u
re

, 
th

en
 d

el
ay

s 
in

 t
h
e 

d
ev

el
o
p
m

en
t 

ti
m

el
in

e 
h
av

e 
a 

si
g
n
if

ic
an

t,
 

n
eg

at
iv

e 
im

p
ac

t 
o
n
 t

h
e 

o
ve

ra
ll
 b

o
n
d
in

g
 c

ap
ac

it
y 

o
f 

th
e 

T
IF

.

Lo
w

 I
n
ve

st
m

en
t 

Sc
en

ar
io

$
4
.1

 m
il
li
o
n



1
0

C
U

M
U

LA
T
IV

E 
R
EV

EN
U

E 
PR

O
JE

C
T
IO

N
S

Ph
as

e
1-

5
6-

8
9-

25
To

ta
l

1-
5

6-
8

9-
25

To
ta

l
1-

5
6-

8
9-

25
To

ta
l

Ph
as

e 
1

$1
.8

   
 

$2
.7

   
 

$1
6.

2
   

$2
0.

7
   

$2
.0

   
 

$3
.0

   
 

$1
8.

0
   

$2
3.

0
   

$2
.1

   
 

$3
.3

   
 

$1
9.

8
   

$2
5.

3
   

Ph
as

e 
2

-
   

   
$0

.4
   

 
$2

1.
4

   
$2

1.
8

   
-

   
   

$0
.4

   
 

$2
3.

8
   

$2
4.

2
   

-
   

   
$0

.5
   

 
$2

6.
2

   
$2

6.
7

   
Ph

as
e 

3
-

   
   

-
   

   
$1

9.
7

   
$1

9.
7

   
-

   
   

-
   

   
$2

1.
9

   
$2

1.
9

   
-

   
   

-
   

   
$2

4.
1

   
$2

4.
1

   
To

ta
l

$1
.8

   
$3

.1
   

$5
7.

4
 

$6
2.

2
 

$2
.0

   
$3

.4
   

$6
3.

8
 

$6
9.

1
 

$2
.1

   
$3

.7
   

$7
0.

1
 

$7
6.

0
 

Lo
w

 S
ce

na
rio

M
id

 S
ce

na
rio

H
ig

h 
Sc

en
ar

io

B
ro

a
d

w
a
y
 T

IF
: C

u
m

u
la

ti
v
e
 R

e
v
e
n

u
e
s 

b
y
 P

h
a
se

C
on

st
a
n
t 

D
ol

la
rs

 i
n
 M

il
li
on

s

T
h
e 

ab
o
ve

 t
ab

le
 s

h
o
w

s 
th

e 
cu

m
u
la

ti
ve

 r
ev

en
u
es

 
p
ro

d
u
ce

s 
in

 e
ac

h
 i
n
ve

st
m

en
t 

sc
en

ar
io

, 
an

d
 a

ll
o
w

s 
fo

r 
a 

co
m

p
ar

is
o
n
 o

f 
th

e 
to

ta
l 
re

ve
n
u
es

 g
en

er
at

ed
 

u
n
d
er

 e
ac

h
 i
n
ve

st
m

en
t 

sc
en

ar
io

.

O
ve

r 
th

e 
2

5
 y

ea
r 

fo
re

ca
st

 p
er

io
d
, 

th
e 

“L
o
w

” 
in

ve
st

m
en

t 
sc

en
ar

io
 g

en
er

at
es

 1
0

%
 l
es

s 
re

ve
n
u
e 

th
an

 t
h
e 

“M
id

” 
in

ve
st

m
en

t 
sc

en
ar

io
, 

an
d
 t

h
e 

“H
ig

h
” 

in
ve

st
m

en
t 

sc
en

ar
io

 p
ro

d
u
ce

s 
1

0
%

 m
o
re

 r
ev

en
u
e.



1
1

T
IF

 R
EV

EN
U

E 
PR

O
JE

C
T
IO

N

B
ro

a
d

w
a
y
 T

IF
: A

n
n

u
a
l 

P
ro

je
ct

e
d

 R
e
v
e
n

u
e
s

C
on

st
a
n
t 

D
ol

la
rs

 i
n
 M

il
li
on

s

1
5

10
15

20
25

Lo
w

 In
ve

st
m

en
t S

ce
na

rio
  I

nc
re

m
en

t A
ss

es
se

d 
Va

lu
e

7,
33

6,
14

0
   

  
25

,1
88

,2
58

   
80

,8
61

,3
91

   
13

5,
90

2,
52

0
 

15
5,

26
8,

61
6

 
15

9,
43

1,
56

7
 

  I
nc

re
m

en
t R

ev
en

ue
17

1,
17

7
   

   
 

58
7,

72
6

   
   

 
1,

88
6,

76
6

   
  

3,
42

3,
98

1
   

  
4,

00
4,

96
4

   
  

4,
12

9,
85

3
   

  

M
id

 In
ve

st
m

en
t S

ce
na

rio
  I

nc
re

m
en

t A
ss

es
se

d 
Va

lu
e

8,
15

1,
26

7
   

  
27

,9
86

,9
54

   
89

,8
45

,9
90

   
15

1,
00

2,
80

0
 

17
2,

52
0,

68
5

 
17

7,
14

6,
18

5
 

  I
nc

re
m

en
t R

ev
en

ue
19

0,
19

6
   

   
 

65
3,

02
9

   
   

 
2,

09
6,

40
6

   
  

3,
80

4,
42

4
   

  
4,

44
9,

96
0

   
  

4,
58

8,
72

5
   

  

H
ig

h 
In

ve
st

m
en

t S
ce

na
rio

  I
nc

re
m

en
t A

ss
es

se
d 

Va
lu

e
8,

96
6,

39
3

   
  

30
,7

85
,6

49
   

98
,8

30
,5

89
   

16
6,

10
3,

07
9

 
18

9,
77

2,
75

3
 

19
4,

86
0,

80
4

 
  I

nc
re

m
en

t R
ev

en
ue

20
9,

21
6

   
   

 
71

8,
33

2
   

   
 

2,
30

6,
04

7
   

  
4,

18
4,

86
6

   
  

4,
89

4,
95

6
   

  
5,

04
7,

59
8

   
  

Fo
re

ca
st

 Y
ea

r



1
2

C
O

N
SI

D
ER

A
T
IO

N
S

P
o

li
cy

 C
o

n
si

d
e
ra

ti
o

n
s

St
ra

te
g
ic

 i
ss

u
es

 t
h
a
t 

ca
rr

y 
lo

n
g
 t

er
m

 
im

p
li
ca

ti
on

s 
fo

r 
T
IF

 r
ev

en
u
es

•
 

C
a
p

tu
re

 o
f 

R
e
si

d
e
n

ti
a
l 

P
a
rc

e
ls

 -
 G

ro
w

th
 

fr
o
m

 r
es

id
en

ti
al

 p
ar

ce
ls

 c
an

n
o
t 

b
e 

ca
p
tu

re
d
 

in
 t

h
e 

T
IF

 i
n
cr

em
en

t,
 s

o
 t

h
er

e 
is

 n
o
 u

p
si

d
e 

re
ve

n
u
e 

p
o
te

n
ti

al
 t

o
 i
n
cl

u
d
in

g
 r

es
id

en
ti

al
 

ar
ea

s.
  
H

o
w

ev
er

, 
th

e 
in

cl
u
si

o
n
 o

f 
re

si
d
en

ti
al

 
p
ar

ce
ls

 c
an

 n
eg

at
iv

el
y 

af
fe

ct
 t

h
e 

T
IF

 
in

cr
em

en
t 

if
 a

ss
es

se
d
 v

al
u
es

 d
ec

re
as

e.

•
 

T
IF

 S
u

n
se

t 
D

a
te

s 
- 

T
IF

 a
ll
o
ca

ti
o
n
 a

re
as

 
ex

p
ir

e 
2

5
 y

ea
rs

 a
ft

er
 t

h
e 

fi
rs

t 
b
o
n
d
 

p
ay

m
en

t 
is

 d
u
e 

an
d
 p

ay
ab

le
. 
 A

re
as

 o
f 

th
e 

T
IF

 m
ay

 n
ee

d
 t

o
 b

e 
re

es
ta

b
li
sh

ed
 

to
 m

ax
im

iz
e 

th
e 

p
o
te

n
ti

al
 f

o
r 

re
ve

n
u
e 

ca
p
tu

re
.

•
 

“D
a
rk

” 
S
to

re
 A

ss
e
ss

m
e
n

ts
 a

n
d

 P
ro

p
e
rt

y
 

T
a
x
 A

p
p

e
a
ls

 -
T
h
er

e 
is

 a
 t

re
n
d
 t

o
 u

se
 t

h
e 

sa
le

s 
p
ri

ce
 o

f 
va

ca
n
t 

st
ru

ct
u
re

s 
w

h
en

 
as

se
ss

in
g
 o

cc
u
p
ie

d
 c

o
m

m
er

ci
al

 a
n
d
 

in
d
u
st

ri
al

 b
u
il
d
in

g
s.

  
R
ec

en
t 

ch
an

g
es

 i
n
 

st
at

e 
st

at
u
e 

al
lo

w
 p

ro
te

ct
io

n
s 

ag
ai

n
st

 
p
ro

p
er

ty
 t

ax
 a

p
p
ea

ls
 t

o
 b

e 
w

ri
tt

en
 i
n
 t

o
 

ec
o
n
o
m

ic
 d

ev
el

o
p
m

en
t 

ag
re

em
en

ts
.

•
 

A
b

a
te

m
e
n

ts
 a

n
d

 E
co

n
o

m
ic

 
D

e
v
e
lo

p
m

e
n

t 
In

ce
n

ti
v
e
s 

-T
h
e 

u
se

 
o
f 

p
ro

p
er

ty
 t

ax
 a

b
at

em
en

ts
 (

at
 l
ea

st
 

in
it

ia
ll
y)

 m
ay

 b
e 

n
ec

es
sa

ry
 t

o
 i
n
ce

n
ti

vi
z
e 

in
ve

st
m

en
t.

  
Pr

o
p
er

ty
 t

ax
 a

b
at

em
en

ts
 

w
il
l 
d
ef

er
 t

h
e 

ca
p
tu

re
 o

f 
T
IF

 r
ev

en
u
e 

u
n
ti

l 
p
ro

p
er

ty
 b

ec
o
m

es
 t

ax
ab

le
.

•
 

O
p

ti
m

a
l 

L
e
v
e
l 

o
f 

T
IF

 C
a
p

tu
re

 -
C

ap
tu

ri
n
g
 

th
e 

g
ro

w
th

 o
f 

co
m

m
er

ci
al

 a
n
d
 i
n
d
u
st

ri
al

 
in

ve
st

m
en

t 
li
m

it
s 

th
e 

“r
ea

l”
 (

n
o
n
-

in
fl

at
io

n
ar

y)
 i
n
cr

ea
se

 i
n
 t

h
e 

ex
is

ti
n
g
 t

ax
 

b
as

e.
  

In
 a

re
as

 a
ff

ec
te

d
 b

y 
ci

rc
u
it

 b
re

ak
er

 
lo

ss
es

, 
th

is
 m

ay
 r

ed
u
ce

 a
 t

ax
in

g
 u

n
it

’s
 

ab
il
it

y 
to

 p
ro

vi
d
e 

in
cr

ea
se

d
 l
ev

el
s 

o
f 

se
rv

ic
e.

  
A

 “
p
as

s-
th

ro
u
g
h
” 

m
ec

h
an

is
m

 
al

lo
w

s 
ex

ce
ss

 i
n
cr

em
en

t 
as

se
ss

ed
 v

al
u
e 

to
 b

e 
re

le
as

ed
 t

o
 t

h
e 

ta
x
 b

as
e.



1
3

C
O

N
T
A

C
T

Po
lic

y 
An

al
yt

ic
s,

 L
LC

11
5 

W
. W

as
hi

ng
to

n 
St

., 
St

e 
42

5
In

di
an

ap
ol

is,
 IN

 4
62

04
31

7-
86

0-
07

85
in

fo
@

po
lic

ya
na

ly
tic

sll
c.

co
m




	01 project summary
	The Study Area
	Planning Approach and Methodology
	Public Outreach
	Current Character and Land Use
	District Zoning

	02 existing conditions + related initiatives
	Current Character and Land Use
	District Zoning
	Utilities
	Transportation Network
	Circulation Hierarchy
	Intersection Types
	Existing Pedestrian Network
	Traffic Capacity and Sensitivity Analysis

	03 district vision
	04 connectivity toolkit
	Vehicular Functionality
	Pedestrian Facilities
	Pedestrian Amenities + Urban Character

	05 plan recommendations
	Vehicular Functionality
	Pedestrian Facilities
	Pedestrian Amenities + Urban Character

	06 critical path strategies
	Appendix a
	Appendix b
	Appendix C
	n4
	n5
	_gjdgxs
	_3dmbesodp3he
	_4ddrduup27mw
	_u981q3py23du
	_auzmaydzrn6s
	_jxr0mwqibv76
	_o6tt9s7klqz6
	_lhuhjy3gjvtv
	_1k2so8504gz
	_GoBack
	_o00y4im97mav
	_gjdgxs
	_GoBack
	_GoBack

