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Trends Favoring Transit in Central Indiana 

 

Baby Boomers and Gen Y account for over 50% of Central Indianaôs population, and these 

generations have shown housing preferences that include transit-supportive qualities. Also, the 

imbalance between housing supply and demand may indicate a pending supply adjustment. 

 

Å As the economic challenges persist, access to transit will be a critical issue for Seniors with 

Limited Mobility and Transit-Dependent Households. 

 

Å Households with one or two people and no children will continue to account for a large 

portion of new household growth in Central Indiana. 

 

Å Compared with other regions that have or are pursuing a transit project, Central Indiana has a 

high number of Gen Y and Baby Boomer residents to drive long-term TOD demand. 

 

Å Changing consumer preferences are driving demand for smaller homes on smaller lots in 

mixed-use, walkable neighborhoods. 

 

Å National surveys indicate that about 60% of Americans prefer detached single-family homes, 

and 40% prefer attached homes in mixed-use areas. Single-family, detached homes have 

accounted for over 90% of new units, leaving only 8-10% of supply to meet what could be up 

to a 40% demand for various types of attached units. 
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Source: Greenstreet Ltd. 2011 

Residential Capture 

 

Central Indianaôs residential market has been hit hard by the Great Recession, but positive trends 

indicate that there will be long-term demand housing in mixed-use, walkable districts. How much of 

that demand can actually be captured will depend on factors like community strength, quality of transit, 

frequency, reliability, and amenities along the transit corridor. 

 

Å At most of the urban Marion County stations on the Northeast Corridor, redevelopment and infill 

development of single-family homes at historic densities would add sufficient density to 

support mass transit without flooding the market with more units than can be absorbed. 

Å By 2035, the Northeast Corridor should be able to capture 2,000 to 2,500 single-family units. 

Å With several months of positive net absorption and abundant demand, multi-family residential is 

the strongest asset class. However, experts warn that a boom could lead to over-supply 

between 2013 and 2015. 

Å By 2035, the Northeast Corridor should be able to capture 2,500 to 3,000 multi-family units. 
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Source: Greenstreet Ltd. 2011 

Retail Capture 

 

Nationwide, TOD retail is a delicate balance. Among the many issues facing TOD retail, there have 

been phasing mistakes (too much retail, too soon), design mistakes (no forced access to retail for 

transit riders), tenant mix mistakes (excluding national chains and holding out for local retailers), and 

target market mistakes (transit riders generally are not a reliable retail market). Indianapolis will have 

to consider each of these lessons learned in its station area planning. 

 

Å With one of the worst vacancy rates in the country (12.3%) and 18 consecutive quarters of low 

or negative net absorption, Central Indianaôs retail sector is in recession. 

Å Speculative retail construction will have great difficulty securing financing ï retail end users will 

have to be identified and on board early in the process. 

Å On average, newer retail spaces have higher vacancy rates than older spaces. With few 

established retail hubs, this factor will pose a problem for many NE Corridor station areas. 

ÅSpecific retail capture rates will be difficult to predict. The marketôs overall retail outlook is poor, 

but retail is a local amenity that will ultimately depend on neighborhood conditions. 
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Source: Greenstreet Ltd. 2011 

Office Capture 

 

Of the three product types, office is the most sensitive to location. Downtown is the only reliably strong 

office market on the corridor, so Union Station will probably capture most of the office demand that will 

go along the Northeast Corridor. 

 

Å Speculative office construction will have great difficulty securing financing ï office end users will 

have to be defined and on board early in the process. 

Å As the workforce has become more mobile and more productive, the trend has been for less 

office space per worker, and thus less demand for office real estate. 

Å Marion County office permits have been virtually flat since 2003, as the region has seen 12 

consecutive quarters of negative net absorption. Fortunately, some commercial real estate 

experts believe that the Central Indiana office market has already bottomed out and bounced 

back into recovery. 

Å By 2035, the Northeast Corridor should be able to capture 700,000 to 900,000 square feet of 

office space. 
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In 2005, CTOD aggregated demographic and land use data for 

the half-mile radius around all 4,000 stations along fixed-

guideway transit systems in the U.S. 

 

2005  6 million households live within ½-mile of fixed-

guideway transit stations 

 

2025 14.6 million will favor housing within ½-mile of fixed-

guideway transit 

 

 é25% of all U.S. households 

 

Drivers: overall population growth 

 change in household types 

 size of transit system 

 number of stations 

 system expansions 

Source: Hidden in Plain Sight, Reconnecting America 6 

HIPS: POTENTIAL DEMAND 

EXCEEDS SUPPLY  
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Combining CTODôs findings in Hidden in Plain Sight with 

national consumer preference studies, four identifiable market 

segments demonstrate a strong transit preference. 

 

Å Transit-Dependent Households 

- Households with limited or no access to a car 

 

Å Seniors With Limited Mobility Options 

­ Seniors with a mental or physical disability that 

affects personal mobility 

 

Å Singles and Couples Without Children 

- Gen Y,  young professionals, students 

 

Å Households Over 65 

- Baby Boomers, empty nesters, soon-to-be or recent 

retirees 

 

 

 Sources: Hidden in Plain Sight, Reconnecting America, RCLCU 2008, Nelson 2011, NAR 2011, Greenstreet Ltd. 7 
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Source: IndyGo 
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IndyGo  SERVES A TRANSIT -

DEPENDENT POPULATION  
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 Statistically, households that earn less than 

$25,000 a year are more dependent on public 

transportation. In most regions, these 

households make up about 40% of transit 

ridership, but 70% of IndyGo riders come from 

households that earn less than $25,000 a year. 
 



Source: Center for Neighborhood Technology 

Housing Costs  

Above 30% of Median Household Income 

Housing + Transportation Costs  

Above 45% of Median Household Income 
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Housing costs of tradionally been used to measure affordability, but housing + 

transportation paints a more complete picture. Over half of the regionôs households 

spend more than 45% of the area median income on housing AND transportation 

costs (33% of Marion County households and 82% of suburban households). 
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Source: Center for Transit-Oriented Development, U.S. Census Bureau 

Median Income Other Expenses 

Region  $68,100 $29,283 

Indianapolis $40,278 $17,319 

Fishers $75,516 $32,472 

Noblesville $62,262 $26,773 

Median Income Other Expenses 

Region  $68,100 $40,179 

Indianapolis $40,278 $23,764 

Fishers $75,516 $44,554 

Noblesville $62,262 $36,734 

Auto Dependent Neighborhood Transit Rich Neighborhood 

Other Expenses 
43% 

Housing 
32% 

Transportation 
25% 

Other Expenses 
59% 

Housing 
32% 

Transportation 
9% 
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Shifting household income 

from transportation to 

ñother expensesò 

increases discretionary 

spending power. 

Considering median 

incomes on the Northeast 

Corridor, this can mean an 

extra $6,000 to $12,000 

per year for Central 

Indiana families. 

AUTO - DEPENDENCE IS COSTLY, 

TRANSIT CAN SAVE MONEY  
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Source: Aging in Place, Stuck without Options, Transportation for America 

Ranking  Metropolitan Area 

Population 65-79 

with Poor Access to 

Transit in 2015 

% of Population 65-79 

with Poor Access to 

Transit in 2015 

1 Kansas City, MO-KS 230,023 88 

2 Oklahoma City, OK 136,571 86 

3 Ft. Worth-Arlington, TX 199,226 86 

4 Nashville, TN 151,995 85 

5 Raleigh-Durham, NC 127,931 80 

6 
Greensboro-Winston-Salem, 

NC 
155,993 79 

7 Indianapolis, IN 181,073 79 

8 
Charlotte-Gastonia-Rock 

Hill, NC-SC  
170,815 79 

9 
Grand Rapids-Muskegon-

Holland, MI  
111,882 78 

10 Jacksonville, FL  127,958 77 

11 

Among 46 metro areas 

with populations of 1 to 

3 million, Indianapolis 

ranks 7th worst for 

seniors with access to 

transit. 

INDIANAPOLIS RANKS 7 th  WORST 

IN SENIOR TRANSIT ACCESS  
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Baby Boomers 
born 1946 - 1964 

Source: US Census Bureau 
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Like the rest of the U.S., the 

Indianapolis region will see an 

explosion in the senior population as 

the Baby Boomers begin turning 65. 

AGING BABY BOOMERS MEANS 

PENDING SENIOR BOOM  
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The Baby Boomers were born between 1946 and 1964; the first Boomers will turn 

65 in 2011  
 

ÅThe Indianapolis region is now home to more than 390,000 Baby Boomers 

(26%), and there are roughly 78 million living in America (27%) 

 

ÅAbout 60% of all seniors will change housing type between ages 65 and 85 

 

 

Preferences: 

 

ÅA majority want ñsafe urbanism,ò or walkable communities with urban amenities, 

culture, and education 

 

ÅñThird Placesò ï places to spend time outside of home or work 

 

ÅWilling and able to pay for what they want where they want it (even though many 

will delay retirement) 

Source: RCLCO national consumer survey; American Housing Survey 13 

NUMBER AND PREFERENCES 

OF THE BABY BOOMERS  
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 31%  

69%  

10%  

90% 

Household Growth = 149,645 

1990 ï 2000 

Household Growth = 95,786 

2000 ï 2010 

Sources: MPO, U.S. Census Bureau 

All 1 and 2 person households & 3 person non-family households 

3+ person family households & 4+ person non-family households 
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Single, couples and other childless 

households accounted for 69% of the 

Indianapolis regionôs growth between 1990 

and 2000, and 90% of the regionôs 

household growth between 2000 and 2010 

MOST NEW GROWTH IN SMALL, 

CHILDLESS HOUSEHOLDS  
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Gen Y (also known as Echo Boomers or Millennials) were born 1981 ï 1999 

 

ÅThe Indianapolis Region is currently home to approximately 415,000 Gen Y 

residents (27%), and roughly 81 million live in America (27%) 

 

ÅGen Y will rent, then shift to homeownership in 3 to 4 years; Gen Y will hit the 

home buying market in 2012 (or later) and peak in 2015 

 

ÅServing, housing and employing Gen Y will dominate the economy for the 

next 20 years 

 

Preferences: 

 

Å77% prefer living in an urban core 

 

ÅDenser neighborhoods and smaller homes; emphasize design over size 

 

ÅDiversity, walkability, transit and proximity to jobs 

Source: RCLCO National Consumer Survey 15 

NUMBER AND PREFERENCES 

OF GEN Y  
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Considering actual numbers, Central Indiana has more Baby Boomers and Gen Y 

residents than most comparable peer regions. Given the housing preferences of 

these generations, this metric bodes well for the regionôs future TOD demand. 

Region 
Total Population 

2010 

Baby Boomers 

b. 1946-1964 

Gen Y 

b. 1981-1999 

Boomers + 

Gen Y 

% of Total 

Population 

Minneapolis/St. Paul 3,082,154 785,822 870,396 1,656,218 54% 

Indianapolis 1,695,807 417,256 470,920 888,176 52% 

Austin 1,589,393 343,754 496,457 840,211 53% 

Nashville 1,520,649 379,826 428,119 807,945 53% 

Charlotte 1,431,906 337,618 392,314 729,932 51% 

Jacksonville 1,294,684 332,424 361,701 694,125 54% 

Salt Lake City 1,090,416 226,934 345,642 572,576 53% 

United States 301,461,533 76,248,125 84,160,962 160,409,087 53% 

Source: U.S. Census Bureau 16 

INDY HAS A HIGH NUMBER OF 

GEN Y AND BOOMERS  
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Step 1: Top-Down Demand 

Regional demand for TOD 

based on changes in 

demographics, age of 

householder, and household 

composition.  

 

Allocate regional demand for 

TOD across the entire 

Indianapolis transit system. 

Step 2: Bottom-Up Demand (Future) 

Analyze local market and site conditions for short, 

mid, and long term development opportunity. 

1 2 3 4 5 6 7 

8 9 10 11 12 13 14 

Source:  Greenstreet Ltd. 2011 17 

Regional Demand 

Transit Corridors 

METHODOLOGY TO ESTIMATE 

DEMAND FOR TOD  
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Total Households  

Projected by MPO for 2015, 2025, 2035 

Break down by age of householder and 

type of household 

Neighborhood Preference 

Adjusted by type of household 

Regional TOD 

Demand 

Source:  Greenstreet Ltd. 2011 18 

POTENTIAL REGIONAL 

DEMAND FOR TOD  
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Source: Arthur C. Nelson; RCLCO; National Association of Realtors 

ÅThe National Association of Realtors is not an advocacy 

group ï theyôre focused on providing the best available 

data to help Realtors sell homes 

 

ÅNAR completed a major national survey on neighborhood 

preference in February 2011 (95% confidence level) 
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Nelson RCLCO NAR 

Housing Type 2006 2008 2011 

Attached 38% 38% 39% 

Detached  62% 62% 61% 

PREFERENCES: AGREEMENT 

AMONG NATIONAL SURVEYS  
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Sources: NAR 2011 Consumer Preference Survey 

Downtown 8% 

City-Residential Area 11% 

Suburb-Mixed-Use 28% 

Suburb-Housing Only 12% 

Small Town 18% 

Rural Area 22% 

Do our land use policies 

support the fulfillment of 

nearly half of demand? 

Å 88% favor neighborhood over 

home size 

 

Å 59% would buy a smaller house 

on a smaller lot in exchange for a 

shorter commute to work 

 

Å Most important factors in 

purchasing a home: 

1. privacy from neighbors 

2. short commute to work 

3. high quality public schools 

4. access to sidewalks 

5. places to walk to 

20 

PREFERENCES: MORE ABOUT 

NEIGHBORHOOD THAN HOUSE  
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Housing 

Type 

NAR 

National 

Consumer 

Preference 

Survey 

Annual 

Indianapolis 

Regional 

New Home 

Starts  

Annual 

Marion  

County 

New Home 

Starts  

Annual 

Hamilton 

County 

New Home 

Starts  

Attached  39% 8% 11% 8% 

Detached 61% 92% 89% 92% 

Over 90% of Indianapolisô new housing starts are single-family detached, despite 

indicators of significant demand nationally for attached housing.   

 

And, over 80% of the future supply of residential developmenté50,000 lotséis 

single-family detached.  There is opportunity for differentiated, residential products 

targeted to Boomers and Gen Y. 

Sources: NAR 2011 Consumer Preference Survey; Metrostudy 21 

INDY HAS A SUPPLY AND 

DEMAND DISCONNECT  
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ÅU.S. Census count of households in 1990, 2000 and 2010 

ÅMPO-projected total households in 2015, 2025 and 2035 

0% 

No fixed-

guideway 

transit yet 

8% 

First TOD 

residents 

19% 

Increased 

awareness, 

capture 

ÅIntroduction of first fixed-guideway transit lines, station areas 

Å8% capture consistent with national trends 

ÅOver 95% of first TOD residents will be Gen Y and Boomer 

singles and couples without children 

ÅNo fixed guideway transit is planned in 2015 Å Transit-supportive demographic trends in full force 

Å Transit-supportive plans and policies in effect 

Å Better access, more station areas as system is built out 

Å More awareness of TOD as a viable residential option means 

increased capture rates 

Source:  Greenstreet Ltd. 2011 

70,369 

180,648 

22 



In the 2000 Census, 4% of households in the Indianapolis region were already located within ½ mile of the 14 

studied station areas. By 2025, those station areas could support approximately 8% of the regionôs households ï 

more than most comparable regions, but generally in line with national trends.  
 

Region 
Total Households  

2000 

Percent Households 

in Transit Zone 

2000 

Total Projected 

Households 

2025 

Percent Households in 

Transit Zone 

2025 

Sacramento 665,601 5% 962,918 9% 

Dallas 1,906,764 3% 2,965,771 9% 

Salt Lake City 432,040 6% 646,030 8% 

Indianapolis 576,603 4% 853,529 8% 

Denver 825,022 5% 1,201,670 7% 

Nashville 479,569 1% 718,243 7% 

Charlotte 575,293 2% 887,721 7% 

Kansas City 694,468 3% 910,441 7% 

Minneapolis 1,136,615 2% 1,573,841 7% 

St. Louis 1,012,419 2% 1,163,760 3% 

Source: Center for Transit Oriented Development, Hidden in Plain Sight, 2004, Greenstreet Ltd. 2011 23 

PROJECTED HOUSEHOLD 

GROWTH IN TRANSIT ZONES  
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Though demand is very high, 

absorption  is limited  
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Demand 
In a perfect world, independent of supply, how many households (or how much 

retail / office space) would want a particular product or location? 

 

vs. 

 

Absorption 
Realistically, considering inventory and sales trends, how much new supply can 

actually be sold in a market? 
 

*Though they are different concepts, these terms are often (incorrectly) used interchangeably. 

24 Source:  Greenstreet Ltd. 2011 



Different types of 

market strength  
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Sources: CTOD Transit and Regional Economic Development 2010, Greenstreet Ltd. & EDEN Collaborative 2011 

Real Estate Market Strength 

TOD Market Strength  

Distance from CBD (miles) 

Value 

Activity 

Existing TOD-supportive 
infrastructure (5 Ps) 

Role of station on corridor 
and within system 

Land availability 
(opportunity) 

Acquisition Costs 
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Traditional real estate 

analysis typically focuses 

on two major factorsé 

éWhereas research 

indicates that potential for 

transit-oriented 

development is based on 

many additional factors. 



DRIVERS OF TOD 

RESIDENTIAL DEMAND  
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Growth. New households are the primary driver of the long-term housing 

market. Population growth can come in one of three forms:  

 

ÅHouseholds moving from elsewhere in the same market (mobility) 

ÅHouseholds moving from other markets or regions (migration) 

ÅNew householders coming of age (natural growth) 

 

Supply-Demand Imbalance. As lifestyles continue to change and 

opportunities arise, households with a strong walkable or transit preference 

will seek TOD-like housing. Primarily, these groups will include: 

ÅTransit-dependent households 

ÅWorking single parents 

Å Individuals who live alone 

Å Young professionals 

Å Empty nesters 

Å Baby Boomers 

Å Gen Y 

Å Seniors with limited mobility 

 

Source:  Greenstreet Ltd. 2011 26 



SINGLE - FAMILY HOME SALES 

DOWN IN MARION & HAMILTON  
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Source:  MIBOR Market Data; Greenstreet Ltd. 2011 
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Marion 

Hamilton 

Marion County Avg. = 13,088 sales / yr 

Hamilton County Avg. = 5,169 sales / yr 

Single Home sales have dropped by about 40% from 

their peak in both Marion and Hamilton Counties. Given 

the downward pressures still influencing the housing 

market, annual home sales will likely be at or below the 

recent sales average represented on this chart. 
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MARION COUNTY:FEWER 

HOMES ADDED EACH YEAR  
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Source:  Indianapolis DMD 2011; Greenstreet Ltd. 2011 
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Center Township 

Washington Township 

Residential construction permits are a leading indicator of 

housing market strength, and they have been sliding since 

2005 in both Center and Washington Townships (Marion 

County). 

Fall Creek Place 

28 
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Fishers 

Noblesville 

HAMILTON COUNTY:MORE 

PERMITS, BUT ALSO DOWN  
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Source:  Fishers & Noblesville Building Departments 2011; Greenstreet Ltd. 2011 

Fishers and Noblesville have 

had more permit activity than 

the townships in Marion County, 

but annual single-family permits 

have slowed to a late-1980ôs 

pace. 

29 



Sources: IRR-ViewPoint 2011 

Recovery  Expansion  Hyper - Supply  Recession  

1 

1 

1 

1 
2 

2 2 

2 

3 

3 

3 

3 

Indianapolis Apartment Market Cycle ü Q1 2011  

Indianapolis  

Low New Construction 

Moderate Absorption 

Decreasing Vacancy Rates 

Low / Moderate Employment Growth 

Low / Negative Rental Rate Growth 

APARTMENT MARKET IN 

RECOVERY  
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Center Township 

Washington Township 

MARION COUNTY: PERMITS 

STABLE OR UP SINCE 2000  
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Source:  Indianapolis DMD 2011; Greenstreet Ltd. 2011 

Multi-family permits have outpaced single-family 

in Marion County since 2000, with alternating 

peaks in Center and Washington Township. 

31 

Condos at 86th and Dean Rd 
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Fishers 

Noblesville 

HAMILTON COUNTY: STEADY 

OVER THE LONG TERM  
TRENDS | SINGLE - FAMILY | MULTI - FAMILY |  RETAIL | OFFICE  

 
 

Source:  Fishers & Noblesville Building Departments 2011; Greenstreet Ltd. 2011 

Multi-family units come in 

waves in Fishers and 

Noblesville, with large projects 

driving total permit volume. 

Fishers saw nearly 300 new 

multi-family units in 2010, but 

otherwise multi-family permits 

have been down since 2008. 
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SR 37, Fishers Landing 

District @ Saxony 
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Vacancy Rate 

FEWER COMPLETIONS, LOWER 

VACANCY = NET ABSORPTION UP  
TRENDS | SINGLE - FAMILY  | MULTI - FAMILY |   RETAIL | OFFICE  

 
 

Source:  REIS 2Q 2011; Greenstreet Ltd. 2011 

REIS Projection > < Measured 

Calculated as the net year-over-year change in occupied units, net absorption is a 

measure of a marketôs internal supply and demand. With fewer completions and higher 

demand for rental units, the Indianapolis market is in a extended period of positive net 

absorption (meaning vacancy will continue to decrease and prices will increase). 
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RELATIVELY HIGH INDY APT. 

VACANCY RATE  
TRENDS | SINGLE - FAMILY | MULTI - FAMILY | RETAIL | OFFICE  

 
 

Source: Marcus & Millichap, REIS, 3Q 2011; Greenstreet Ltd. 2011 

ÅAmong the largest U.S. metropolitan 

areas, Indianapolis ranks fourteenth 

worst in terms of apartment vacancy 

rate. However, vacancy rates are 

tightly clustered ï vacancy rates in 

the top 15 markets range from 2.6% 

to 4.6%. 

 

ÅApartment markets ï including the 

Indianapolis market ï are recovering 

at a faster rate than office, single-

family, and retail asset classes. 

 

 

National Apartment Rank 

by Metro Vacancy Rate 

34 



RELATIVELY LITTLE SALES 

ACTIVITY ON NE CORRIDOR  
TRENDS | SINGLE - FAMILY | MULTI - FAMILY |  RETAIL | OFFICE  

 
 

Source:  MIBOR Market Data; Greenstreet Ltd. 2011 

# of SF Sales 

  2004-2011 YTD % of County 

Marion County                    91,618  100% 

HHPA @ Union Station 22 0.02% 

HHPA @ 16th St 169 0.18% 

HHPA @ 38th St 82 0.09% 

HHPA @ 52nd St 241 0.26% 

HHPA @ 62nd St 90 0.10% 

HHPA @ 82nd St 0 0.00% 

Marion County Totals 604 0.66% 

Hamilton County                    36,184 100% 

HHPA @ 96th St 10 0.03% 

HHPA @ 116th St 231 0.64% 

HHPA @ 146th St 117 0.32% 

Hamilton County Totals                          358  0.99% 

NE Corridor Totals                           962  0.75% 

ÅSince 2004, 962 single-family 

homes have been sold in the ½ 

mile areas around the nine 

recommended stations. 

 

ÅSales in the six Marion County 

station areas account for 

approximately 0.66% of all sales in 

the County over the past six years. 

 

ÅSales in the three Hamilton 

County station areas account for 

approximately 1% of all sales in 

the County over the past six years. 
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