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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/December 2014

Ecology ForumCorridors Workshop
September 25, 2014
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ProCess



studY area

a ConFLuenCe oF neiGHborHoods

• Germantown
• Shelby Park
• merriwether
• SchnitzelburG
• PariStown Pointe
• hiGhlandS
• Phoenix hill
• Smoketown



COMMUNITY CONVERSATION RECAP

1. broWnFieLds 101
2. HoW CLean is CLean?
3. sites WorKsHoP
4. Green inFrastruCture
5. suMMarY Conversation



reCaP



assets

retaiL:

• convenience Store
• clothinG Store
• Gym
• book Store
• coSmeticS
• car rePair
• Grocery Store
• liquor Store
• medical equiPment
• houSewareS

• bank
• Service
• conStruction
• landScaPe
• muSic

• reStaurant
•bar

oPen sPaCe:

• Park/oPen SPace
• community SPace

institution:

• office
• clinic
• reliGiouS inStitution
• fire Station
• day care
• volunteer
• comunity aSSociation



L
O

G
A

N
 S

T

M A R Y  S T

S T  C A T H E R I N E  S T

K E N T U C K Y  S T H I G H L A N D  S T

S
O

U
T

H
 F

O
R

K
 B

E
A

R
G

R
A

S
S

 C
R

E
E

K

S
H

E
L

B
Y

 S
T

E L I S O N  A V E

O A K  S T

R U F E R  A V E

R
E

U
T

L
I N

G
E

R
 A

V
E

F
I S

C
H

E
R

 A
V

E

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

S
C

H
I L

L
E

R
 A

V
E

S
W

A
N

 S
T

C A L D W E L L  S T

V
I N

E
 S

T

R
A

M
M

E
R

S
 A

V
E

G O S S  A V E

S A M
U E L  S T

C H A R L E S  S T

B U R N E T T  A V E

M E R I W E T H E R  A V E

O R M S B Y  S T

C
L

A
Y

 S
T

SHELBY 
PARK

A S H  S T

M
U L B E R R Y  S T
LY D I A  S TM

I LT O N  S T

H
I C

K
O

R
Y  S

T
H

O
E R

T Z  S
T

SHELBY 
TRADITIONAL 

ACADEMY

J
A

C
K

S
O

N
 S

T

H
A

N
C

O
C

K
 S

T

M
O R G A N  S T

S Y LV I A  S T

P
R

E
S

T
O

N
 S

T

T E X A
S  A

V E

P
O

P
L A

R
 L E

V E
L  R

D

65

F
L

O
Y

D
 S

T

B
R

O
O

K
 S

T

1
S

T
 S

T

2
N

D
 S

T
3

R
D

 S
T

E A S T  B R O A D W A Y

C H E S T N U T  S T

B
A

R
R

E
T

 A
V

E

E
D

W
A

R
D

 S
T

C L A R K S  L N

S T  C A T H E R I N E  S T

E A
S T E R

N
 P

A
R

K
W

AY

ST.  MICHAELS 
CEMETERY

EEEEEEE

60
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NEIGHBORHOOD ASSETS
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’

Community Space

assets

identiFied KeY assets and serviCes:

 retail

 dininG & drinkS

 oPen SPace

 inSitutionS



reCaP: issues MatriX
Employment & Economic Development

29.1%
Support existing 

local businesses and 
encourage new

8.3%

Improve wayfinding for 
business visibility

Consider new zoning 
categories for new 
types of industries

Promote businesses 
incorporating 

sustainability measures

Promote an Eco-
Hub around the 
Waste Transfer 

Facility

12.5%
Space for job 

training/hiring 
within the 

community

16.7%
Identify needs/
gaps and define 

desirable business 
for the community

8.3%

8.3%

8.3%

4.1%

4.1%

GERMANTOWN / SHELBY PARK
Planning and Environmental Services, Louisville KY

•  support existing local businesses & 
enCouraGe neW

•  identify needs/gaps and define 
desirabLe business For tHe CoMMunitY

•  space for job training/hiring within 
tHe CoMMunitY

•  consider new zoning categories for 
neW tYPes oF industries

•  promote businesses incorporating 
sustainabiLitY Measures

•  improve wayfinding for business 
visibiLitY

identiFY PrioritY issues & oPPortunities 
in 5 KeY areas:

• emPloyment & economic develoPment
• community
• corridorS/StreetS
• brownfield redeveloPment
• health & Safety

emPloyment & economic develoPment



OPPORTUNITY MATRIX SUMMARY

Community

12.5%
Improve tree 

canopy
4.2%

8.3%

4.2%
4.2%

4.2%

4.2%

4.2%

4.2%

4.2%
4.2% 4.2%

4.2%

8.3%

8.3%

8.3%

8.3%
Walkable communities

Take advantage of the 
central location

Maintain diversity

Promte festivals 
& picnics

Encourage architectural 
diversity & shotgun homes

Corridors/Streets

15.4%
Walkability

3.8%
3.8%

Improve sidewalks

Improve alley 
access

19.2%
Promote traffic 

calming measures

3.8%
3.8%

3.8%
3.8% 3.8%

3.8%

3.8%

3.8%

7.7%

7.7%

11.5%
Enhance 

streetscapes

GERMANTOWN / SHELBY PARK
Planning and Environmental Services, Louisville KY

reCaP

• improve tree canopy
• walkable community
• take advantage of central location
• maintain diversity
• promote festivals & picnics

• promoting traffic calming
• WaLKabiLitY
• enhance streetscapes
• improve sidewalks

community

corridorS & StreetS

•  provide open/green space within 
redeveLoPMent

•  lack of tax incentive programs for 
Preservation & redeveLoPMent

•  utilize temporary/tactical solu-
tions For bLiGHt issues

•  fear of investing in property that 
needs reMidiation

•  reduce existing impervious 
surFaCes WHere FeasibLe

•  concerns about beargrass creek 
ContaMination

Brownfield Redevelopment

13.6%
Provide open/green 

space and community 
spaces with the 
redevelopment

9.0%

Preserve industrial 
heritage

Fear of investing in 
property that needs 

remediation

Improve 
perception by 

removing blight

Concerns over 
new housing price 

points

Health & Safety

20.0%
Reduce existing 

impervious 
surfaces where 

feasible
10.0%

4.5%

9.0%

9.0%

9.0%

4.5%

4.5%

4.5%

4.5%

13.6%
Utilze temporary/
tactical solutions 
for blight issues

13.6%
Lack of tax 

incentive programs 
for preservation 

and redevelopment

10.0%

10.0% 10.0%

10.0%
30.0%

Concerns about 
Beargrass Creek 

contamination

GERMANTOWN / SHELBY PARK
Planning and Environmental Services, Louisville KY

brownfield redeveloPment

health & Safety



reCaP:  oPPortunitY 
eXerCise

• 3-points beautification project

• msd basin implementation

•  bike infrastructure on 
breckenridge & kentucky streets

recent opportuntiy projects



“Germantown Park”

“Breckenridge could go two-way”

“Traffic calming, speeds too high 
for residential”

“Make the Meriwether site 
of the WRC - deconstruction 
project transform into a 
complete reduction center for 
this community”

“Create a compost facility or a 
recycling transfer location”

reCaP:  oPPortunitY 
eXerCise



EXISTING CONDITIONS
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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

0’

150’

300’

600’

900’ 1200’

Boundary

Major Roads

Railroad

Catalytic Site

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]



LouisviLLe Cotton MiLL

bradFord MiLL

HoPe Worsted MiLL &
bLuebird Pie FaCtorY

Waste transFer & eXMet



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%



sinGLe FaMiLY industriaL CoMMerCiaL



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
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EXISTING FORM DISTRICTS0’

150’

300’

600’

900’ 1200’

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

Boundary

Major Roads

Railroad

Catalytic Site

Traditional Neighborhood

Traditional Marketplace Corridor

Interstate Right-of-Way

Traditional Workplace

ForM distriCts

traditionaL neiGHborHood FoCus:

• traditional neiGhborhood: 77.1%
 -  intended to Promote the eStabliShment of a mixture 

of uSeS that effectively inteGrate retail, office, 
inSitutional, and other non-reSidential uSeS within 
traditional neiGhborhoodS in a manner that ProvideS 
hiGh quality and convenient Service to reSidentS while 
ProtectinG the character of the neiGhborhood

• traditional workPlace: 17.2%
 -  comPatibility with adjacent form diStrictS and non-

workPlace uSeS; 
 - adequate acceSS for emPloyeeS, freiGht, and ProductS; 
 - alternative modeS of travel; 
 -  hiGh quality deSiGn of individual and inteGrated SiteS; 

and 
 -  a mixture of uSeS on a Site eSPecially emPloyee-ServinG 

commercial buSineSSeS (e.G., day care centerS, auto-
ServicinG, dry cleanerS and reStaurantS).

•   traditional marketPlace corridor: 3.5%
 -  develoPment that reinforceS the corridor’S 

traditional viSual character, function, and identity; 
 -  alternative modeS of travel; 
 -  linkaGeS between commercial develoPment within the 

corridor and adjacent reSidential uSeS; 
 -  comPatibility between corridor develoPment and 

adjacent neiGhborhoodS; and 
 - hiGh quality deSiGn of individual SiteS.

• [interStStae row - 2.2%]





ConneCtivitY

major conectivity & circulation issues/
Priorities:

•  major interSection imProvementS, 
eSPecially near i-65 and alonG the rail 
line

•  conSider two-way Street converSion for 
reduced traffic SPeedS and increaSed 
wayfindinG & circulation

•  create new connectionS where PoSSible, 
vehicular, bike & PedeStrian



CirCuLation

major connectivity, wayfinding & 
saFetY issues:

• one-way circulation iSSueS
• deadendS & diSconnectS
• difficult to traverSe interSectionS
• comPlicationS created by rail line



one-WaY ConFLiCts dead ends raiL ConFLiCt



oPen sPaCe

eXistinG oPen sPaCes:

• Shelby Park 
 - 16 acreS
 - baSketball courtS
 - tenniS courtS
 - PlayGround
 - community center
 - oPen areaS
 - covered GatherinG SPace

• jcPS oPen SPace
 - 8 acreS
 - baSketball courtS
 - trailS
 - oPen area
 - Play Ground





industrY

WareHouse/transPortation MiCro industrYManuFaCturinG oFFiCe



identiFied industrY:

 manufacturinG

 warehouSe/tranSPortation

 liGht induStry

 office
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INDUSTRY
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’

industrY



oPPortunities

tier 1:
inFiLL redeveLoPMent oPPortunitY

• vacant ProPerty
• void SPace [hiGhway r-o-w]
• underutilized Surface ParkinG lotS

tier 2:
Mid-terM inFiLL oPPortunitY

• Partially vacant ProPerty
• not deemed hiGheSt & beSt uSe
•  in conflict with community 

viSion, zoninG or form diStrictS

tier 3:
LonG terM inFiLL/site iMProveMent 
oPPortunitY

• lonG term imProvementS needed
• PhySical Site imProvementS
•  imProve PhySical relationShiP with 

neiGhborS
•  ideal location for imProved 

SuStainability meaSureS



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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SITE A
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SITE C
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SITE E
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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

Boundary

Major Roads

Railroad

Catalytic Site

Regional Mixed-Use

Neighborhood Mixed-
Use

Eco-Industrail

distriCts

three major districts along the rail 
Corridor:

 broadway mixed-uSe

 neiGhborhood center

 eco-induStrial



The Value of Ecology in the Built Environment
Louisville Central Rail Corridor Plan

October 23, 2014

Joshua Eldridge, Ecologist
Erin Hathaway, Designer



ECOLOGY

DESIGN



ECOLOGY
+

DESIGN



GERMANTOWN IN 
CONTEXT

Small piece of larger 
watershed

Upstream and downstream 
influences

Part of community-wide 
initiative

Map by Lord Aeck Sargent



WHAT IS 
THE 

VALUE?

Ecosystem Services + 
Functions
Social
Economic



SERVICES + 
FUNCTIONS 

OF AN 
URBAN 

ECOSYSTEM

Flood abatement
Pollution control
Sediment control
Water quality
Pollinators
Air quality
Micro-climate regulation
Carbon sequestration
Nutrient cycling
Wildlife habitat



SOCIAL

Uniqueness + Heritage

Recreation + Exercise

Aesthetic diversity

Quality of life

Environmental 
awareness/stewardship

Wildlife viewing



ECONOMIC

Increased property values

Tourism revenue

Reduced pressure on 
infrastructure

Resiliency to storm events

Sustainability



STRESSORS 
ON AN 

URBAN 
ECOSYSTEM

Contamination
Altered hydrology
Stormwater runoff
Soil compaction
Nutrient loading
Habitat fragmentation
Invasive species
Impaired air quality
Remedial impacts
Noise and light pollution



REBUILD BY DESIGN
HUD $930 BILLION

Rendering by SCAPE studio

Rendering by Interburough Team



WALLER CREEK

Renderings by Michael Van Valkenburgh Associates, Inc. and Thomas Phifer & Partners



URBAN FOREST
CHARLOTTE, NC

Rendering by San Francisco Planning Department



DETROIT PRAIRIE + 
FOREST



PHILADELPHIA
GREEN CITIES, CLEAN 

WATERS

Rendering and photos by Philadelphia Water Department



LOS ANGELES RIVER 
RESTORATION

Riparian habitat

Aquatic habitat

River access Trail

Hard edge
Floodplain forest

Rendering and photo by Wenk Associates



ECOLOGICAL 
CHALLENGES

High urban density

Limited open space

Dying tree canopy

Stormwater runoff/pollution



NEIGHBORHOOD ASSETS 
AND OPPORTUNITIES

Brownfield redevelopment

Beargrass Creek

Corridor enhancement



OPPORTUNITIES TO IMPROVE 
ECOSYSTEM SERVICES:

URBAN FOREST

Increase air + water quality

Reduce energy usage

Increase property values

Create open space

Enhance habitat connectivity

Increase biodiversity

Reduce flooding

Map by Lord Aeck Sargent



OPPORTUNITIES TO IMPROVE 
ECOSYSTEM SERVICES:

GREEN INFRASTRUCTURE

Reduce impervious surfaces

Increase stormwater filtration

Enhance habitat connectivity

Increase biodiversity

Reduce flooding

Map by Lord Aeck Sargent



TODAY’S DIALOGUE

Revitalizing an Urban Ecosystem

turning beargrass creek into an asset

Restoring Neighborhood Icons

connecting historic mills to the community

Building a Green Jobs Anchor

imagining a zero waste future



REVITALIZING AN URBAN ECOSYSTEM

ENVIRONMENT#5: Improve waterway quality

Develop a pilot project to restore ten miles of riparian vegetation

Beargrass Creek is an important part 
of the story of Louisville, but it has 
absorbed many of the negative 
impacts that came with city growth.  
The creek is beginning to see positive 
changes in other neighborhoods.  
Could that happen here?



FOR CONSIDERATION:

• If you could imagine a future 
where Beargrass Creek 
became a natural landscape in 
the spirit of the Olmsted 
system, what would that 
future look like?

• If enough land was made 
available, is there a scenario 
where Beargrass Creek could 
contribute to – or even 
replace – contemporary 
stormwater management 
practices?

• How can the Beargass Creek 
environment be made more 
accessible to the public?



COMMUNITY#17: Expand green infrastructure incentives citywide

Identify green infrastructure best practices and launch an incentive program 

The Germantown Mill Lofts promises 
to be an exciting project and a new 
mixed-use destination for the area’s 
neighborhoods and beyond.  How can 
the other catalytic sites replicate this 
model and leverage other 
improvements?

RESTORING NEIGHBORHOOD ICONS



FOR CONSIDERATION:

• How could the Germantown Mill 
project serve as a template for 
the other two historic mills?  
What are the similarities and 
what are the differences?

• In what ways might the 
Germantown Mill Lofts contribute 
to raising awareness of the area 
and strengthening the 
surrounding neighborhoods?

• Are there any ways in which the 
Germantown Mill project could 
be a driving force in the creation 
of a larger “eco‐district” around 
the rail corridor?  What 
development or business 
incentives might be possible?



BUILDING A GREEN JOBS ANCHOR

ENVIRONMENT#8: Divert 50% of solid waste away from the landfill 
by 2025 and 90% by 2042

Investigate alternatives to landfill waste disposal practices

The Solid Waste Management 
Division of Metro Public Works has a 
plan to undertake a waste survey and 
feasibility study to see if more 
recyclables can be pulled from the 
waste stream.  Could the corridor 
became a full-blown resource 
recovery eco-district?



FOR CONSIDERATION:

• If you rethink the long‐term 
future of the waste recovery 
center as a source of raw 
materials, what should those 
raw materials ideally include?

• Is there any potential for clean 
energy generation as part of 
the waste reduction / recovery 
program?

• Could a more ambitious 
reprocessing program be the 
basis for innovative business / 
green industry attraction? 

• What role could the Exmet site 
play in transitioning to a more 
complete resource recovery 
campus?


