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Project Background

The Town of McCordsville, in order to maintain the community’s desired level of service for park/open
space land, desires to have several identified land parcels evaluated for potential park / open space
development. The Client inifially identified ten (10) potential sites throughout the Town limits for future
park / open space uses. These ten sites range from approximately 2 to 18 acres in size.

The Client contracted with Lehman & Lehman, Inc., a professional landscape architect, to evaluate
the identified sites and provide an evaluation with pros and cons for possible acquisition and future
development or as open space that would become part of the McCordsville Park System.

The Town is currently studying a new town center with planned mixed-use development. While this
and other future developments, may offer park and open space land other potential sites could be
purchased and developed as their own park / open space developments. It is a wise strategy for the
Town to identify stand-alone parcels that can form an important “dot” in the community that could
be connected by trails, greenways or other open space developments forming an enhanced Park
System for the Town of McCordsville. An enhanced Parks System will serve in connecting more of the
community to these parks and greenways while also serving as a catalyst for other enhancements
and development growth.

The Landscape Architect met with the Town Manager and the Town Planner and reviewed the ten
sites (see attached map) that were considered to be studied. After discussion it was determined that
additional evaluation be given to a reduced list of five (5) of the ten identified parcels. These five sites
are identified as sites #1, #2, #3, #/, and site #11 (not a part of the original 10 sites) which is the
trading post property in Old Town as noted on the map on the following page.




Sites under
Consideration

» The Sites under consideration include Parcels
#1, #2, #3, #6, #7 and #11. (refer to the map
on this page).

» The analysis included GIS mapping from
Beacon of Hancock County and the Town of
McCordsville.

/T

» This evaluation studies each individual site on
the merits of its own components. The
purpose of this study was not to evaluate all
of the sites against one another.

» The evaluation also provides general
consideration for park / open space
development.

= Existing Multi-use Path - Existing Parkland

== Planned (2019) Multi-use Path %} Potential Parkland Needing Analysis




Evaluation Approach

»  An initial meefing with the Town Manager and the Town Planner determined that of the various sites under
consideration that only five (5) of the sites should be evaluated as potential land parcels as potential park /open
space uses. Part of this initial meeting discussion focused on the current and future development strategies the Town
has under consideration along with the potential impact such development would have on the evaluation of the
various land parcels. We also discussed the possible evaluation criteria that could be used in the evaluation of the
various land parcels.

= |t is important to note that the purpose of this study is not to evaluate each land parcel against the others but to
determine a value each parcel carries in the role of serving as a park / open space use for the Town.

» The evaluation will examine seven (7) criteria as applied to each land parcel. These criteria include

» Parcel Size — The size of the land parcel will determine its carrying capacity and usage.
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» Vehicular Access — Will the site allow for vehicular access for parking and circulation.

» Pedestrian Access — Will the site allow for pedestrian access and serve as a component of a greenway system.
» Developability — Does the site carry the potential for various levels of park development.

» Available Infrastructure — Are utilities and roadways close by the site for better utilization.

= Expandability - If needed, can the site be expanded to adjacent areas based on need and development uses.

» Adjacent Compatibility — Is the site, as a park/open space compatible with the adjacent developments & zones.




Evaluation Approach (continued)

= As part of this evaluation we noted the related Walk Score (www.walkscore.com) of the site, or the area adjacent to
the subject site.

»  Walk Score measures the walkability of any address using a patented system. For each address, Walk Score analyzes hundreds of
walking routes to nearby amenities. Points are awarded based on the distance to amenities in each category. Amenities within a 5
minute walk (.25 miles) are given maximum points. A decay function is used to give points to more distant amenities, with no points
given after a 30 minute walk.

»  Walk Score also measures pedestrian friendliness by analyzing population density and road metrics such as block length and
intersection density. Data sources include Google, Education.com, Open Street Map, the U.S. Census, Localeze, and places added by
the Walk Score user community.

» The evaluation applied to each of the subject sites used a criteria ranked on a 1 to 5 scale with 5 being the highest
and 1 being the lowest.
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®» Asapart of this evaluation the Consultant will provide potential and suggested uses that land parcel could play in
both the short and long-term vision for the Town. In some cases the land parcel will play a significant role in bridging
the future development on one side with the existing neighborhood on the other.

» Flements not factored into this study — There are several components that are not part of this evaluation analysis.
These include:

» Cost of the land per acre — The Consultant is not a real estate appraiser and therefore land costs were not used as part of this
evaluation.

» Need for zoning change - If information was available the current zoning of the land parcel was identified. The Beacon GIS contains a
layer of “Future Zoning" which was used as a potential consideration of the land parcel.

= Current Ownership — If Beacon GIS had the current ownership, this information was noted. Also, in the Appendix of this document the
Land Parcel ownership, tax information, etc. has been included for each of the subject land parcels.



http://www.walkscore.com/

Walkability of the various sites

» Connectivity to the
surrounding
neighborhoods is an
important
consideration in
valuing the site’s
placement and
activities that could
take place on the
parcel.
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» The map to the right
illustrates a 10-minute
walking distance
from each of the sites
being considered.
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Site #1

» Site #1 is located on W?00N
Street (86 Street) and is a
part of the Deer Crossing
Development.

» The Walk Score of the area
surrounding this site is 9. This
location is a Car-Dependent
neighborhood so almost all
errands require a car. Bike
Score 38, somewhat bikeable

Town of McCordsville, Indiana

Evaluation of Potential Park Sites

Site #1

Oct-19

Prepared by: Lehman & Lehman, Inc.
Parcel Site Description

Location/Address:

W9O00N, 86th St., McCordsville, IN 46005

Owners:

Deer Crossing at Geist Homeowners Association
11711 North College Ave. - Carmel, IN 46032

General Description:

Site is flat and remains open space as part of the excess land from the
housing development to the south. Site has frontage on 86th Street. A
small creek runs along the southern boarder of the site that also includes
area of flood plain.

Approximate Acres:

2.65

Walk Score:

9

Known Zoning:

Residential (part of a development)

Potential Use(s):

Neighborhood Park, Trail Head, and/or Linear Park

Street Frontage:

Approximately 841 lin. Ft.

Parcel Evaluation

Criteria Score Notes / Commentary
. At 2.64 acres the site could be considered for a trail head with some trailsand
Parcel Sizef[ 3.00 . . . .
shelters. Vehicular off-street parking carries possibility.
Vehicular Access| 5.00 Has significant frontage along the street to the north.
Pedestrian Access|| 3.00 Limited existing pedestrian infrastructurein and around thesite.
Developability || 2.00 Limited extensive development potential dueto land outside of flood plain
Available Infrastructure|| 4.00 Assumption that water and sanitary are available along 86th Street.
Theland areato the south could be utilized for additional open space. The land
Expandability|| 2.50 |lacrossthestreet and north ofthesite carries potential for additional open space
development.
) o Parcel as open spaceand limited recreation offers good compatibility with
Adjacent Compatibility|[ 4.00 . .
adjacent properties.
Total and Suggested ) )
99 23.50 Trail Head, Shelter and Trails

Uses
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Site #1

» Site #1 is outlined with the blue
outline.

» The site is relatively flat.




/g

LEHMAN & LEHMAN
Transforming Horizons

Site #1

®» The property runs along the North
Fork Dry Branch creek.

» With the noted flood zones the
remaining usable acres = 0.72 acres
(refer to the enlarged plan below).




Site #1

» The current zoning of the subject site
is part of the Deer Crossing (planned
unit development)

» The Future Zoning calls for the land
north and across the street to be
residential uses.
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Site #2

Site #2 is a portion of two (2) parcels as
part of the GIS database. The actual site
under consideration is a portion of land
that is between a drainage way (Dry
Branch Stream) and railroad. The
configuration has two points of access to
N60OW to the west.

The Walk Score of 17 out of 100. This
location is a Car-Dependent
neighborhood so almost all errands
require a car. Bike score is 40, somewhat
bikeable.

The Town has long-range plans that call
for a major roadway thoroughfare that
could possibly utilize this land parcel as @
part of this development.

Town of McCordsville, Indiana

Evaluation of Potential Park Sites

Site #2

Oct-19

Prepared by: Lehman & Lehman, Inc.
Parcel Site Description

Location/Address:

8079 N 600 W, McCordsville, IN 46005

Owners:

Wesleyan Investment Foundation, Inc.
13300 Olio Road, Fishers, IN 46037

General Description:

Agriculture, Vacant Land that is part of some larger parcel(s). The site is bordered to
the north by Dry Branch Creek and to the south by the Railroad. The zoning of the
parcel and adjacent property includes industrial. Site has limited access on N 600 W
at two points. Also the Comp. Plan calls for a significant road way to cut through the
site and connect with area to the north.

Approximate Acres:

18.66

Walk Score:

17

Known Zoning:

Future Zoning calls for Regional Commercial (on the western side) and Medium
Industrial (on the eastern side)

Potential Use(s):

Large Community Park Development that could include sports fields, trails and
shelters.

Street Frontage:

Approximately 600 lin. Ft. in two segments

Parcel Evaluation

Criteria

Score

Notes / Commentary

Parcel Size

5.00

At 26.64 acres thessite could potentially be the Town's largest park property. With limited
amount oftheland in flood plain it offers reasonable recreaton development.

Vehicular Access

3.50

The developable portion of the siteis between 1,000 and 1,250 feet from the access road.

Pedestrian Access

2.00

Thesite would carry trail connectivity but little or no trails are near by. Future consideration
of a greenways master plan that would connect this site to the overall system.

Developability

4.00

The subject siteis located approximately over 1,000 east of the access road the site offers
significant development potential. The Town has tentative plans for a major roadway to
utlilizethe southern leg of property, run through thesite to an additional area north east of
the Town. While this will limit the development acreage of the parcel such a road way could
provide a new frontage on aroadway for the site. There are some flood plain pockets on the
northwestern edges of the site.

Available Infrastructure

3.50

Assumption that water and sanitary are available from N 600 W but the extention to the
southeastern edge of the parcel is over a 1,000 from the roadway to the east. If an new loop
connector street is developed through thissite it could possibly accommodate various utility
infrastructure.

The potential future development to the north could accommodate expansion of this parcel

Expandability|| 3.00
P Y but access would require crossing of the existing creek.

Parcel as open space and recreation offers good compatibility with adjacent properties. If the
future development to the north would be some form of residential this parcel developed as a

Adjacent Compatibility|| 3.00 park would truly serve that housing development with signficant recreational values. If it

develops as commercial /industrial it would serve as a destination park if developed with

recreational fields.
Total and Depending on the potential street running through the site, the site offers protential
24.00 |[for recreational fields, trails, restrooms and shelters and could serve as a destination
Suggested Uses

point.




Site #2

» This page illustrates the two GIS land
parcels.

» Fgost Parcel = 31.49 acres

» West Parcel = 43.87 acres
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Site #2

» This page illustrates the topography
and the flood zones impacting the
site.

» The actual site #2 under
consideration is outlined in RED in the
Flood Zones map below.

» This outlined area represents the
18.66 acres
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Site #2

» The Flood Zone is about 4.85 acres in
size. This reduces the non-flood area
to be 13.81 acres.

» According to the “future zone”
criteria Site #2 contains “Regional
Commercial” (red) and “Medium
Industrial” (purple).
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Site #3

Site #3 is a part of a larger GIS land
parcel (28.03 acres). The designated Site
#3 comprises the wooded portion of the
larger parcel resulting in the subject site
to contain 15.1 acres.

The Walk Score of the last house on West
Vistaview Trail is 2. This location is a Car-
Dependent neighborhood so almost all
errands require a car. No bike score
given.

Site #3 is located north of Site #2 and is in
close proximity for potential connection.

Town of McCordsville, Indiana
Evaluation of Potential Park Sites

Site #3

Oct-19

Prepared by: Lehman & Lehman, Inc.

Parcel Site Description

Location/Address:

Parcel location is South of Emerald Springs housing.

Owners:

Wesleyan Investment Foundation, Inc.
13300 Olio Road, Fishers, IN 46037

General Description:

Wooded, vacant Land that is part of a larger parcel. The site is south of
the Emerald Springs housing development. The zoning of the parcel is
industrial. Without roadway access the parcel could be accessible via

trails and greenways.

Approximate Acres: 15.1
Walk Score: 2
Known Zoning: Industrial ?

Potential Use(s):

Large Community Park Development as a nature park with limited
development other than trails and shelters

Street Frontage:

The parcel is not adjacent to any public street.

Parcel Evaluation

Criteria Score Notes / Commentary

Theland parcel could be developed as a nature, open space park having limited

Parcel Size| 4.00 on site development, roadways, parking, etc. but with access as a destination

sitevia trails system.
Vehicular Access|| 1.00 Very limited unless new development provides.
. Thesite would carry trail connectivity but little or no trails are near b
Pedestrian Access|| 2.00 Y Y Y
currently.
This site offers unique woodlot stand that could be ideal for open space, nature-
- oriented, passive park development. This area could serve the residential

Developability | 3.50 P P P ,

development to the north and serve as a buffer to that same area from potential
futureindustrial development.
Available Infrastructure| 1.50 ||Assumption thatthereislimited utility infrastructure currently servingthissite.
- The potential future development around three sides of this parcel could
Expandability|| 3.00 P ) P . iy P
provide future expansion opportunities.
Parcel as open space and recreation offers good compatibility with adjacent
Adi tC tibilit 3.00 properties. If the future development to the north would be some form of
jacent Lompatibility ) residential this parcel developed as a park would truly serve that housing
developmetn with signficant recreational values.

Total and Suggested 18.00 Passive Park Development with limited physical development but more

Uses

nature-oriented, trails and shelters.
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Site #3

» The position of Site #3 is south of
an existing residential
development and is currently
within an "“industrial’ zoning.




Site #3

» Site #3 is not effected by flood
ZONes.

» [Future Zoning calls for the Site #3 as
being Light Industrial (on the north
half) and Medium Industrial (on the
south half).
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Site #6

Site #6 represents only a small portion of
a larger GIS land parcel.

It follows the alignment of the Stansbury
Ditch.

The house just north on North 600 West
carries a Walk Score average of 19. This
location is a Car-Dependent
neighborhood so almost all errands

require a car. 35 Bike Score, somewhat
bikeable.

Town of McCordsville, Indiana
Evaluation of Potential Park Sites

Site #6

Oct-19

Prepared by: Lehman & Lehman, Inc.
Parcel Site Description

Location/Address:

8079 N 600 W, McCordsville, IN 46005

Owners:

Mount Comfort Investment
13300 Olio Road, Fishers, IN 46037

General Description:

This site is part of a larger (33.44 acre) parcel that could range in size
from 1.5 acres. This parcel can be identified as the land that follows the
Stansbury Ditch. This stretch of land can connect W750N with N600OW
and would best be utilized as a greenway development.

Approximate Acres:

1.5

Walk Score:

19

Known Zoning:

Zoned CR-Regional Commercial, MIXED on the future zoning map

Potential Use(s):

Greenways and trailway connection. Connecting two major roadways and
the anticpated future development on the adjacent parcels.

Street Frontage:

Segment of the land parcel has limited frontage on W750N and N600W

roads
Parcel Evaluation
Criteria Score Notes / Commentary
This land parcel can serve as a "bridge" for a greenway development
Parcel Size|| 2.00 [lconnecting two roadways. Due to the limited amount of developable land
(due to flood zone) it will best be utilized for trail development.
Vehicular Access|| 1.00 Very limited unless new development provides.
Pedestrian Accessll 2.50 The site would carry trail connectivity but little or no trails are near by
currently.
- This site follows the existing creek and the available land on the creek's
Developability [ 1.00 . . . I -

sides carry a flood plain area which will limit developability of the area.

. Assumption that there is limited utility infrastructure that could serve

Available Infrastructure| 1.50 . . .

this parcel. However, there is probably not a real need for infrastructure.

The potential future development to the north east of this parcel could

Expandability]] 3.00 [ provide future expansion opportunities into this mixed use development

property.
While the creek / drainage way provides a trail/greenway corridor there
Adjacent Compatibility[[ 3.00 || would be the potential of serving the possible mixed use developments
on the adjacent property to the northeast.
Total and . .. .
14.00 Trail development and limited trailhead

Suggested Uses




Site #6

» The larger GIS parcel size is 33.44
acres.

» Site #6, shown in red outline in the
Topography map, contains
approximate 1.50 acres.
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Site #6

» The Flood Zone map is an
enlargement of the Site #6 showing
flood zone of 1.845 acres in the
corner. To build, site would need to
go beyond the flood area.

» The Future Zoning map indicates the
site to be of mixed use.
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Site #7

Site #7 contains approximately 2
acres and was previously designated
for emergency services
development.

Due to its undeveloped state the
Walk Score carries a score of 3. This
location is a Car-Dependent
neighborhood so almost all errands
require a car. The closest park is Geist
Park. No Bike Score given.

The Site is part of the McCord Pointe
PUD with residential development
planned adjacent to the site.

Town of McCordsville, Indiana
Evaluation of Potential Park Sites

Site #7

Oct-19

Prepared by: Lehman & Lehman, Inc.
Parcel Site Description

Location/Address:

Located on the south west corner of W 1000 N and N 500 W

Owners:

Part of McCord Pointe (PUD)

General Description:

This site is approximately 2 acres in size and was originally held for
emergency services development. It is located on the edge of the current
Town Boundaries providing for park / open space with potential Town

expansion.
Approximate Acres: 2
Walk Score: 3

Known Zoning:

Part of a Residential PUD

Potential Use(s):

Greenways and trailway connection along with neighborhood park for the
existing residential housing.

Street Frontage:

The site's position on a road corner provides good visibility.

Parcel Evaluation

Criteria Score Notes / Commentary
The land parcel could be developed as a nature, open space park having
Parcel Size|| 4.00 [[limited on site development, roadways, parking, etc. but with access as a
destination site via trails system.
Vehicular Access|| 4.50 Good accessibility for both vehicular and pedestrian users.
Pedestrian Accessll 3.50 The site would carry trail connectivity but little or no trails are near by
currently.
Developability | 5.00 The site is hlg_hly developabl_e and verY aCCF-_‘SSIbh'? from the street
perspective and the adjacent residential neighborhood.
Available Infrastructurell 5.00 Assumption that there is good utility infrastructure that could serve this
parcel.
Expandability| 1.50 The potential future development arounfj‘thls parcel limits future
expansion opportunities.
The existing residential development in which the site is contained
Adjacent Compatibility|]] 5.00 provides great compatibility along with the future zoning to the east
which is also noted for residential development.
Total and 28.50 Trail development, potential shelter and neighborhood park
Suggested Uses || components




Site #7

» Site #7 is illustrated by the red outline
in the site location map.

» The Site does not carry any
limitations due to topography.
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Site #7

» Site #7 is outside of any flood zones

» The Zoning of Site #7 is currently in
the residential development. The
Future Zoning calls for additional
residential development to the east.
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Site #11

» The Site is located adjacent to Stansbury

Ditch with, according to GIS, the entire
site is within the floodway.

» The Walk Score of the site carries an

average of 21. This location is a Car-
Dependent neighborhood so almost all
errands require a car. Bike Score 36,
somewhat bikeable.

Town of McCordsville, Indiana

Evaluation of Potential Park Sites

Site #11

Oct-19

Prepared by: Lehman & Lehman, Inc.
Parcel Site Description

Location/Address:

6203 West Broadway, McCordsville, IN 46005

Owners:

Richard C. Liebeke

General Description:

This site is a small parcel that was formerly the Town's Train Depot site.
The site is located adjacent to the Stansbury Ditch. According to the GIS
information the majority of the site is within the floodway.

Approximate Acres:

0.19

Walk Score:

21

Known Zoning:

Zoned MIXED commercial

Potential Use(s):

The site is located in the core of the old town and may carry potential for
general open public space and part of a potential trail corridor.
Improvements will need to be considered to deal with the current
floodway status.

Street Frontage:

Segment of the land parcel has good frontage on West Broadway.

Parcel Evaluation

Criteria Score Notes / Commentary
The land parcel could be developed as public open space that would have
p I'si 3.50 limited on-site development. If a greenway trail development could be
arcel Size|| 3. . . . . .
considered following the Stansbury Ditch corridor this site would carry a
stronger purpose.
Vehicular Accessll 4.00 Strong vehicular access with its Iocatllon W|th|n the Town. Limitations if
used for on-site parking.
Pedestrian Access|| 3.50 The site would carry trail connectivity but little or no trails are near by

currently.

This site follows the Stansbury Ditch and the available land on the ditch's
sides carry a flood plain area which will limit developability of the area.

Developability || 1.50 It is noted that, in its current state, the majority of the site is within a
floodway.
Available Infrastructurell 4.50 Assumption that there is adequate tc? good utility infrastructure that
could serve this parcel.
Expandability| 2.00 The potential future development a.round this pa.rf:el carries limitations
for future expansion opportunities.
While the Stansbury Ditch / drainage way provides a trail/greenway
Adjacent Compatibility]] 3.00 ||corridor there would be the potential of serving the potential commercial
developments on the adjacent properties.
Total and . . . .
22.00 Trail development, potential shelter and limited trailhead

Suggested Uses




Site #11

» The site is located on Broadway
providing good visability.
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Site #11

» The site is within the designated
floodway.

» Site #11 is within the Mixed Use
zoning.
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Evaluation Summary

» The Evaluation Summary is noted below. This
analysis was not comparing one site against the
others but as a individual sites with various levels
of development and open space capacities.

Town of McCordsville, Indiana Oct-19
Evaluation of Potential Park Sites

Prepared by: Lehman & Lehman, Inc.

Site #1 Site #2 Site #3 Site #6 Site #7 Site #11

Acres: || 2.65 18.66 15.10 1.50 2.00 0.19

Criteria Score Score Score Score Score Score

Parcel Size|[ 3.00 5.00 4.00 2.00 4.00 3.50

Vehicular Access|| 5.00 3.50 1.00 1.00 4.50 4.00

Pedestrian Access|| 3.00 2.00 2.00 2.50 3.50 3.50

Developability |[ 2.00 4.00 3.50 1.00 5.00 1.50

Available Infrastructure|| 4.00 3.50 1.50 1.50 5.00 4.50

Expandability] 2.50 3.00 3.00 3.00 1.50 2.00

Adjacent Compatibility| 4.00 3.00 3.00 3.00 5.00 3.00

Evaluation Totals || 23.50 || 24.00 || 18.00 || 14.00 | 28.50 || 22.00

Potential
Developments

Trail Head, Shelter and Trails
Depending on the potential street running
through the site, the site offers protential
for recreational fields, trails, restrooms and

shelters and could serve as a destination

Passive Park Development with limited

physical development but more nature-
oriented, trails and shelters.

Trail development and limited trailhead
Trail development, potential shelter and
neighborhood park components
Trail development, potential shelter and lin

Existing Multi-use Path

==== Planned (2019) Multi-use Path

- Existing Parkland
Potential Parkland Needing Analysis




Appendix

» Summary of Parcel Information
from Beacon ~ Hancock
County, IN

®» Pictures and lllustrations of
Sample Trails, Trailheads and
Public Space Developments
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= Existing Multi-use Path - Existing Parkland

== Planned (2019) Multi-use Path Potential Parkland Needing Analysis
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Sample Trails
and Trallheads
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Sample
Public Spaces




