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tEAM

DCI
developmentconceptsinc

YEAR
2012

SERVICES
Market / Economic Analysis
Land Use Strategies
Redevelopment Strategies
Project Identification and 

Funding Strategies
Public-Private Partnership 

Facilitation

CLIENT REFERENCE
Mark Brinson, Director of 
Planning, City of Goshen, IN;  
574.537.3824
markbrinson@goshencity.com

INDIANA PLANNING 
ASSOCIATION OUTSTANDING 
PLAN - HONORABLE MENTION 
2013

CHALLENGE Goshen, the county seat of Elkhart County, who experienced 
the largest decline in employment of any county in Indiana 
during the 2007-2009 Recession. Local efforts to retain and 
attract industrial and manufacturing jobs was very much at 
the forefront of this Plan.

The initiative, funded by one of only 23 grants given by 
the EPA nationwide for Area-Wide Brownfield Planning, 
examined brownfield redevelopment, by organizing around 
key revitalization projects through a holistic process that 
integrated market-based planning, community engagement, 
environmental remediation, and partnerships between 
regulatory and funding agencies. 

The Plans approach for the 9th Street Corridor integrated 
transportation improvements, brownfield clean-up and 
residential/commercial development opportunities.  These 
efforts centered around a new 9th Street Greenway Multi-
Modal Train helping catalyze the various redevelopment 
projects within the Corridor.  

The 9th Street Greenway Trail Project is currently under 
design. Additional, brownfield properties are being assessed 
for reuse as future mixed-use residential/commercial projects.

PROCESS

SOLUTION

RESULTS

INDUSTRIAL CORRIDOR PLAN9TH STREET
GOSHEN, INDIANA

Illustration Credit (bottom): Urban Collage, Inc.

uRbAN dESIGN & PLANNING
NEIGHBORHOODS & DISTRICTS
STREETS & PARKS
BUILDINGS & SITES
CORRIDORS & CENTERS
ARChItECtuRE
HISTORIC PRESERVATION
MIXED-USE
SUSTAINABILITY

ENvIRONMENtAL 
BROWNFIELD REDEVELOPMENT
SOIL & GROUNDWATER
ENVIRONMENTAL COMPLIANCE

ECONOMIC dEvELOPMENt
DEVELOPMENT PLANNING
BROWNFIELD RE-USE
ECONOMIC FEASIBILITY

ENGINEERING
TRANSPORTATION &
WATER RESOURCE INFRASTRUCTURE

ECOLOGICAL dESIGN
BROWNFIELD & WETLAND HABITAT 
RESTORATION
PUBLIC PARKS
WATERFRONTS 



ISSUES & ASSETS DISCUSSIONS

ECOLOGY & CORRIDORS 
VISIONING

IMPLEMENTATION

Brownfields 101
April 8, 2014

How Clean is Clean?
May 6, 2014

Sites Workshop
June 10, 2014

Green Infrastructure & Policy
July 1, 2014

Finding a Balance
Summary Conversation
August 5, 2014

Implementation Strategies
November 2014 - April 2015

Ecology Forum
October 23, 2014

Corridors Workshop
September 25, 2014

APRIL MAY JUNE JULY AUGUST SEPTEMBER OCTOBER NOVEMBER-APRIL

PROCESS



StudY AREA

652 ACRES:

•  Located east of I-65 aLong the “short-
LIne raIL corrIdor

•  Long hIstory of Industry that Is evIdent 
through current busInesses and 
artIfacts

• tIghtLy knIt neIghborhood fabrIc

• 5 IdentIfIed cataLytIc sItes [yeLLow]
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STUDY AREA
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N
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LOuISvILLE COttON MILL

bRAdFORd MILL

hOPE wORStEd MILL &
bLuEbIRd PIE FACtORY

wAStE tRANSFER & ExMEt



StudY AREA

A CONFLuENCE OF NEIGhbORhOOdS

• gerMantown
• sheLby Park
• MerIwether
• schnItzeLburg
• ParIstown PoInte
• hIghLands
• PhoenIX hILL
• sMoketown
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ST.  MICHAELS 
CEMETERY

Central Business 
District

Old Louisville

University AudubonSaint Joseph
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SITE A
LOUISVILLE COTTON MILL

SITE C
BRADFORD MILLS

SITE E
HOPE WORSTED MILL

SITE D
WASTE TRANSFER STATION

SITE B
FORMER EXMET PARCEL

NEIGHBORHOOD DISTRICTS
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N
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FIGuRE 2b: MAjOR RAIL LINES ANd INduStRIAL AREAS (1993)

LOuISvILLE CENtRAL 
RAIL CORRIdOR
StudY AREA ANd 
CAtALYtIC SItES

SOuth LOuISvILLE 
ShOPS

RAIL-bASEd INduStRIAL AREAS 
dEvELOPEd duRING thE FIRSt hALF 
OF thE 20th CENtuRY

RAILROAd LINES

NAShvILLE &LOuISvILLE 
RAILROAd LINE

A hIStORIC LEGACY

LOuISvILLE’S INduStRIAL PASt

• seven Major raILroads traversed    
 LouIsvILLe
• hoMe to LouIsvILLe & nashvILLe 

headquaters
• raIL-based areas deveLoPed durIng the 

fIrst haLf of 20th century
• neIghborhoods deterMIned by 

aLIgnMent of tracks and Land uses



A hIStORIC LEGACY

LOuISvILLE 
CENtRAL 
RAIL CORRIdOR 
StudY AREA ANd 
CAtALYtIC SItES

RAILROAd 

SubuRbAN
SubdIvISION 
dEvELOPMENtS

huGh’S 
SubdIvISION

FORMER bALLARd & bALLARd MILL, 
912 EASt bROAdwAY - 1919

FORMER SChAEFER-MEYER bREwERY, 
800 LOGAN StREEt – 1920

bEARGRASS CREEK wIth 
hOPE wORStEd MILL, 

vIEw FROM 980 LOGAN StREEt, 1930S

ExIStING bRAdFORd MILLS

hENRY PILChER’S SONS, 901-924 MASON StREEt 

St. bERNARd COAL COMPANY 
(CuMbERLANd ELKhORN COAL & COKE), 

950 SwAN StREEt 

ExtENSION OF 
CItY’S GRId



community conversation recaP

1. bROwNFIELdS 101
2. hOw CLEAN IS CLEAN?
3. SItES wORKShOP
4. GREEN INFRAStRuCtuRE
5. SuMMARY CONvERSAtION



RECAP



RECAP:CORRIdORS vISIONING

“Traffic calming on Goss.”

“Germantown Park.”

“Greenspace/park under the tracks 
(potential hazard) but would be fun!”

“Please leave as they are 
now, with bike lanes, they are 
traffic calming.  Would need 
to remove parking if you want 
bike lanes.”

“[Basin] surrounded this new 
structure w/ green space a walking 
path around it would be nice.”



ECOLOGY FORuM - OCt 23, 2014
RESOuRCE tEAM tAKEAwAYS

bEARGRASS CREEK

Long terM - beargrass creeks PotentIaL as a 
coMMunIty/ecoLogIcaL asset

short terM oPPortunIty wIth the Msd basIn for 
IMProveMent and educatIon

CAtALYtIC SItES & CORRIdORS

Long terM - create a ProceduraL fraMework to 
streaM LIne adaPtIve re-use Projects

short terM - IMProveMents to goss avenue

RESOuRCE RECOvERY dIStRICt

Long terM - hIghLy vIsIbLe green jobs / green 
PractIces dIstrIct

short terM - PossIbLe reLocatIon of recycLIng 
droP-off and re-use study for IncInerator



eXistinG conDitions



LANd uSE

hIGhLY RESIdENtIAL ANd INduStRIAL,
PERCENt OF tOtAL LANd AREA

• sIngLe-faMILy: 34.1%
• [rIght-of-way: 27%]
• Industry: 13.5%
• coMMercIaL: 9.9%
• PubLIc & seMI-PubLIc: 8.6%
• Parks & oPen sPace: 3.6%
• vacant: 1.7%
• MuLtI-faMILy: 1.6%

FIGuRE 3A: ExIStING LANd uSE
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SITE E
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SITE B

EXISTING LAND USE
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N
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SITE A: LOUISVILLE COTTON MILL         

SITE B: FORMER EXMET PARCEL       

SITE C: BRADFORD MILLS        

SITE D: HOPE WORSTED MILL      

SITE E: WASTE TRANSFER STATION



ZONING

ZONEd FOR INCREASEd dENSItY & 
ENtERPRISE:

• MuLtI-faMILy: 44.3%
 - r6, r7, r8a
• enterPrIse zone: 20.7%
 - ez1
• coMMercIaL: 9.33%
 - c1, c2, c3
• sIngLe-faMILy: 7.8%
 - r1, r5
• IndustrIaL: 7%
 - M1, M2, M3, cM
• offIce: 8%
 - or2, or3, otf

FIGuRE 3b: ExIStING ZONING
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EXISTING ZONING
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
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C3 Central Business

CM Commercial Manufacturing

C1 Commercial

C2 Commercial
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OR2 Office/Residential

OR3 Office/Residential

OFT Office/Tourist Facility

R1 Single Family Residential

R5 Single Family Residential

R6 Multi-family Residential

R8A Multi-family Residential

UN Urban  Neighborhood 

SITE A: LOUISVILLE COTTON MILL         

SITE B: FORMER EXMET PARCEL       

SITE C: BRADFORD MILLS        

SITE D: HOPE WORSTED MILL      

SITE E: WASTE TRANSFER STATION



ASSEtS

IdENtIFIEd KEY ASSEtS ANd SERvICES:

SITE E

SITE C

SITE A

SITE D

SITE B
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SITE A: LOUISVILLE COTTON MILL         

SITE B: FORMER EXMET PARCEL       

SITE C: BRADFORD MILLS        

SITE D: HOPE WORSTED MILL      

SITE E: WASTE TRANSFER STATION

coMMercIaL

oPen sPace

InstItutIonaL / offIce
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SITE A: LOUISVILLE COTTON MILL         

SITE B: FORMER EXMET PARCEL       

SITE C: BRADFORD MILLS        

SITE D: HOPE WORSTED MILL      

SITE E: WASTE TRANSFER STATION
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SITE E

SITE C

SITE A

SITE D

SITE B

STREET NETWORK
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N

0’

150’

300’

600’

900’ 1200’

Boundary

Railroad

Catalyst Site

Two-way Street

One-way Street

Dead-End Street

Traffic Direction

Intersection Issue

SITE A: LOUISVILLE COTTON MILL         

SITE B: FORMER EXMET PARCEL       

SITE C: BRADFORD MILLS        

SITE D: HOPE WORSTED MILL      

SITE E: WASTE TRANSFER STATION

CONNECtIvItY, wAYFINdING, ANd SAFEtY
ISSuES

one-way streets: 
•  sheLby street / Logan street
•  st. catherIne street / oak street
•  Preston street / jackson street

dead-end streets / raILroad:
•  Lack of connectIvIty aLong raILroad;  

 sPecIaLLy southwest PortIon of    
 corrIdor

•  PedestrIan connectIons MIssIng

IntersectIon and at-grade crossIngs 
Issues:
•  eLIson avenue / dandrIdge avenue
•  s.sheLby street / bergMan street /  

 ash street
•  e.burnett avenue / s.Preston    

 street
•  e. broadway / brent street
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SITE E

SITE C

SITE A

SITE D

SITE B

B R E C K I N R I D G E  S T

TRANSIT NETWORK
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N

0’

150’

300’

600’

900’ 1200’

Boundary

Railroad

Catalyst Site

Traffic Direction

Bus Stop

17 Bardstown Road

23 Broadway*

29 Eastern Parkway

27 Hill Street

52 Medical Center

25 Oak-Westport Crosstown

45 Okolona Express

43 Poplar Level*

18 Preston-Dixie Hwy*

02 Second Street

99 UPS (Downtown West 

Louisville)

93 UPS/UofL Downtown 

Shuttle*Move Louisville Transit improvements 
recommended along these routes

SITE A: LOUISVILLE COTTON MILL         

SITE B: FORMER EXMET PARCEL       

SITE C: BRADFORD MILLS        

SITE D: HOPE WORSTED MILL      

SITE E: WASTE TRANSFER STATION

MOvE LOuISvILLE PLANNEd tRANSIt 
PROjECtS

• route 18 - Preston: frequent transIt 
servIce, Increased frequency

• coMPLete street retrofIt of broadway 
corrIdor: bus raPId transIt, cycLe 
track, sIdewaLk IMProveMents, etc. 

• route 43 - PoPLar: ModIfIed LocaL 
servIce
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SITE E

SITE C

SITE A

SITE D

SITE B

BIKABILITY
Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N

0’

150’

300’

600’

900’ 1200’

Boundary

Major Roads

Railroad

Catalyst Site

Bike Lanes

Bike Route Signs/Markings

One-Way Traffic Direction

SITE A: LOUISVILLE COTTON MILL         

SITE B: FORMER EXMET PARCEL       

SITE C: BRADFORD MILLS        

SITE D: HOPE WORSTED MILL      

SITE E: WASTE TRANSFER STATION

• In 2014 kentucky and breckInrIdge were 
restrIPed wIth bIke Lanes

• Move LouIsvILLe recoMMends a bIke 
Lane aLong Preston street as a future 
Project

• Low-cost wayfIndIng sIgnage Is 
recoMMended for eXIstIng bIcycLes 
routes

• evaLuatIon of sIgnaLs and crosswaLks 
for cycLIst to ensure safety Is 
recoMMended



MARKEt OPPORtuNItIES

•	  Corridor is underserved by existing retail

•	  Large majority of residents spend their dollars outside the area

•	  Market conditions indicate pent up demand for additional retail 

•	  Opportunity for the neighborhoods to capture some portion of that spending
  
•	  Opportunity to recapture retail “leakage” changes based on location, brand recognition,    

 competition within the market, and accessibility



Plan recommenDations



PLANNING StRAtEGIES

1. restorIng naturaL ecosysteMs

2.  IMProvIng area-wIde networks of cIrcuLatIon and oPen 
sPace

3.  IdentIfyIng, reMedIatIng and redeveLoPIng brownfIeLd 
sItes



Plan recommenDations

restoring natural ecosystems



ExIStING tREE COvERAGEExIStING IMPERvIOuS SuRFACE



bEARGRASS CREEK

1)  Reduce stormwater runoff and 
combined sewer overflows to provide 
suitable aquatic habitat conditions for 
long-term creek restoration

2)   Restore Beargrass Creek to more 
natural system by removing concrete 
and adding natural substrate and 
vegetation

3)  Reclaim portions of the Beargrass 
Creek by using MSD basin project 
as a pilot project and developing the 
Beargrass Creek Trail

ExIStING CONdItIONS OF thE MSd bASIN



GREENING thE CORRIdOR

4)  Incorporate green strategies:

•	 Reduce stormwater runoff and combined 
sewer overflows 

•	 Install and prioritize green infrastructure over 
grey infrastructure

•	 Implement Floodplain Management Ordinance 
for 25’ natural buffer along Beargrass Creek

•	 Small-scale green strategies: landscaping, 
rain gardens, and rain barrels

5)   Plant street trees and create an urban 
forestry program

6)  Identify vacant lots and underutilized 
areas and convert them into green 
spaces temporarily

LOS ANGELES RIvER, bEFORE ANd AFtER (COuRtESY GREAt ECOLOGY) SOuRCE: wENK ASSOCIAtES



Plan recommenDations

Improving area-wide networks of 
circulation and open space



CIRCuLAtION

1)  Implement traffic improvements

•	  Convert one-way streets to two-way
•	  Improve intersection at Preston Street and  

 I-65 Exit

2)   Improve bus stops

3) Implement Streetscape 
 Improvements

•	  Logan Street
•	  Shelby Street
•	  Broadway
•	   Goss Avenue
•	  Dandridge Avenue, Steve Magre Alley,   

 Bergman Street, Hancock Street and Clay   
 Street as green corridors as part of Open   
 Space Framework.
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SITE E

SITE C

SITE A

SITE D

SITE B

CIRCULATION FRAMEWORK0’

300’

600’

1200’

2400’ 4800’

Louisville, Kentucky

GERMANTOWN / SHELBY PARK
B R O W N F I E L D  R E V I T A L I Z A T I O N  P L A N

b R E C K I N R I d G E  S t

Boundary

Major Roads

Railroad

Catalyst Site

Proposed/Recommended One-way to  
Two-way Conversion

Transit Corridors

Recommended Intersection Improvements

Recommended Intersection 
Reconfiguration



ExIStING CONdItIONS OF GOSS AvENuE



POtENtIAL StREEtSCAPE IMPROvEMENtS OF GOSS AvENuE



CIRCuLAtION
4)  Complete bike network
•	  Broadway
•	  Breckinridge Street
•	  Kentucky Street
•	  Ormsby Street
•	  Swan Street
•	  Elison Avenue
•	  Clay Street
•	  Preston Street

5)   Implement intersection improvements 
for pedestrian safety

•	  Shelby Street & Ormsby Street
•	  Shelby Street & Goss Avenue
•	  Logan Street & Goss Avenue
•	  Samuel Steet & Dandridge Avenue    

 connection
•	  Ellison Avenue, Swan Street &     

 DandridgeAvenue
•	  Fischer Avenue, Oak Street & Mary Street
•	  Logan Street & Kentucky Street
•	  St. Catherine Street connection across   

 railroad at Steve Marge Alley
•	  Logan Street & Broadway
•	  Broadway & Brent Street/Overpass
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OPEN SPACE

6)  Better utilize and improve existing 
open spaces:

•	 Implementing Shelby Park’s master plan 
•	 Considering additional programming and 

publicly accessible facilities for Lincoln-
Preston Park.

7)   Develop new small-scale open spaces; 
such as:

•	 The MSD basin project at Logan Street and 
Breckenridge Street; 

•	 Catalyst Sites B and D which includes 
adjacent vacant and available property; 

•	 The paved storage area at the intersection 
of Goss and Logan which presents a long-
term opportunity. 

8)  Create a network of greenways to 
connect the existing and proposed 
open spaces

9)   Incorporate usable open space into 
new larger scale developments

DRAFT Louisville Central Rail Corridor  I   Area-Wide Brownfield Plan  |  4-15   

LOUISVILLE COTTON MILL       FORMER EXMET PARCEL         BRADFORD MILLS         HOPE WORSTED MILL        WASTE TRANSFER STATION
SITE A: SITE B: SITE C: SITE D: SITE E: 

FIGURE 4E: GREENSPACE FRAMEWORK PLAN
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Plan recommenDations

Identifying, remediating and 
redeveloping brownfield sites



dEvELOPMENt 
OPPORtuNItIES

KEY INFILL ANd SItE REINvEStMENt 
OPPORtuNItIES

 tIer 1:
 InfILL redeveLoPMent oPPortunIty

 tIer 2:
 MId-terM InfILL oPPortunIty

 tIer 3:
  Long terM InfILL/sIte IMProveMent 

oPPortunIty
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dEvELOPMENt 
dIStRICtS

thREE MAjOR dIStRICtS ALONG thE RAIL 
CORRIdOR:

 broadway/barret MIXed-use

 three PoInts neIghborhood

 eco-IndustrIaL
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SITE B
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RECOMMENdAtIONS
dIStRICtS

1)  Conduct a planning study for the 
Broadway/Barret Mixed-Use area that 
centers on the opportunities of:

 a.  Short-term redevelopment of the 
Louisville Metro Government Center,

 b.  Long-term future of Paristown Pointe and 
the East Broadway corridor

 c.  Louisville Stoneware expansion as a 
larger economic anchor and destination

2)   Develop a long-term “Main Street” 
approach and a business association for 
the Three Points Neighborhood District

3)  Conduct additional research and 
planning to identify potential uses for 
the Eco-Industrial District

bROAdwAY / bARREt MIxEd-uSE

thREE POINtS NEIGhbORhOOd

ECO-INduStRIAL



RECOMMENdAtIONS
tARGEt CAtALYSt SItES

4)  Provide support for remediation and redevelopment of the target 
Catalyst Sites:

 a.   SItE A: Louisville Cotton Mill
  Proposed use: Mixed-use

•	 Continue discussions as construction and redevelopment is completed.

 b.  SItE b: The former Exmet site
   Potential use: Resource Recovery Facitlity

•	 Undertake a feasibility study to evaluate the role of the parcel in   
the plan to convert the existing waste transfer station (Catalyst Site D) 
into a comprehensive resource recovery facility.

•	  Develop a plan to bring this property back to productive use as a waste 
recycling center or assist in identifying a developer for use as a potential 
flexible industrial space.

SItE A : LOuISvILLE COttON MILL

SItE C: bRAdFORd MILLS



RECOMMENdAtIONS
tARGEt CAtALYSt SItES
4)  Provide support for remediation and redevelopment of the target 

Catalyst Sites:
 c.   SItE C: Bradford Mills

•	  Potential use: Mixed-use
•	   Provide support for private redevelopment through historic 

preservation tax credits and other programs as applicable.
•	  Evaluate potential traffic pattern alterations to enhance access and  

 redevelopment of surrounding area (i.e. conversion of Oak Street  
 to two-way traffic).

 d.  SItE d: The Waste Transfer Station
•	  Potential use: Resource Recovery Park
•	  Undertake a feasibility study to determine whether the existing   

 recycling drop-off and solid waste transfer operation could be   
 converted into a comprehensive resource recovery facility

•	  Undertake an architectural and engineering       
 assessment of the historic City Incinerator building.

 e.  SItE E: Hope Worsted Mills & Bluebird Pie Factory
•	  Potential use: Restaurant / Commercial
•	  Provide support for private redevelopment through historic   

 preservation tax credits and other programs as applicable.
•	  Assist property owner to obtain additional funding sources for site  

 improvements. 

SItE E: hOPE wORStEd MILLS & 
bLuEbIRd PIE FACtORY

SItE d: wAStE tRANSFER StAtION



5)  Utilize additional local and state Brownfield programs and grants 
to continue Brownfield assessment and remediation efforts for 
additional sites, such as:

 a.  Fehr Cold Storage
 b.  Schaeffer-Meyer Brewery 
 c. 901-929 Mason Street
 d. 761 Swan Street
 e. 917 Shelby Parkway 
 f. 500 Bergmann Street 
 g.  Vacant parcels around the Waste Transfer Station, including 1401 South 

Clay Street and 1440 Bland Street

RECOMMENdAtIONS
OthER bROwNFIELd SItES

917 SHELBY PARKWAY

FEHR COLD STORAGE /
SCHAEFER-MEYER BREWERY

901-924 MASON

917 ShELbY PARKwAY

FEhR COLd StORAGE , SChAEFFER-MEYER 
bREwERY ANd  MASON StREEt

761 SWAN STREET

761 SwAN StREEt



Louisville Central Rail Corridor:
Brownfield Redevelopment Handbook

dEvELOPMENt hANdbOOK 1. NEIGhbORhOOd 
•  awareness and ProMotIon
•  eXIstIng condItIons
•  sIte’s PotentIaL

2. SItE CONSIdERAtIONS
•  ProPerty controL
•  short-terM uses
•  storMwater
•  ParkIng
•  traffIc / connectIvIty
•  oPen sPace / LandscaPIng

3. ENvIRONMENtAL ASSESSMENt/REMEdIAtION

4. buILdING CONSIdERAtIONS
•  hazardous MaterIaLs
•  eXIstIng MaterIaLs recovery
•  buILdIng coMPonents

5. FINANCING OPPORtuNItIES
•  hIstorIc taX credIts
•  new Market credIts
•  envIronMentaL IncentIves

6. REGuLAtORY
•  envIronMentaL
•  Land use / hIstorIc / forM dIstrIct


