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1. EXECUTIVE SUMMARY
PIKE COUNTY INTERCHANGE AREA MASTER PLAN
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PROJECT PURPOSE
The Pike County Interchange Area Master Plan 
details a vision for future land uses, infrastructure 
investments, and economic development initiatives 
for approximately 4,000 acres surrounding the 
State Road 61 and Interstate 69 interchange.  
The plan seeks to promote land use strategies that 
direct growth and development to appropriate 
locations; identify necessary roadway, utility, 
and stormwater infrastructure upgrades; and 
prioritize strategies and potential funding 
sources for implementation.  Ultimately, success 
of the plan will result in diversification of the 
local economy to create additional and higher 
paying job opportunities, increased household 
incomes, and an expanded tax base for the Pike 
County and Petersburg community.

With construction of the new I-69 between 
Evansville and Indianapolis, transportation access 
to Pike County will continue to improve.  Sections 
2 and 3 of the project, including Exit 46, were 
opened in November of 2012.  Section 4 and 
the connection to Bloomington was opened in 
late 2015.  While completion of Section 6 and 
the upgrade to interstate standards all the way 
to Indianapolis is some years away, the I-69 
project represents a unique opportunity for the 
community.  The interchange area serves as a 
gateway to the City of Petersburg to the north 
and greater Pike County to the south and west.  
The increased access associated with the new 
interstate has the potential to attract significant 
new development.  As such, this plan will serve 
as a long-range guide for policy and investment 
decisions related to growth and development 

in the area.  While many of these projects and 
initiatives may occur in a shorter time frame as 
resources become available, larger development 
projects will happen as market forces dictate.

It is intended that this plan be used as a tool by 
Pike County, City of Petersburg, and Pike County 
Economic Development Corporation decision 
makers as well as other public and private 
entities.  Multiple stakeholders representing a 
wide variety of interests and organizations have 
been included in the planning process.  As such, 
the City and County should continue to evolve 
these partnerships throughout the implementation 
of this plan.  In doing so, the plan will continue 
to reflect the values of the community, serve 
as a guide to decision making regarding new 
development, and outline governmental strategies 
that can be employed to accomplish the various 
recommendations.

KEY OUTCOMES OF THE PLAN
•	 A plan and tool for future review and updates 

•	 Strategic land use recommendations

•	 Targeted development types

•	 Road infrastructure, utility, and stormwater management recommendations

•	 Potential mechanisms by which to ensure plan adherence 

•	 Design guideline recommendations

•	 Potential funding sources

•	 Coordination between City and County leaders
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STUDY AREA
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PROCESS
The Pike County Economic Development 
Corporation (EDC) retained the planning team 
of Rundell Ernstberger Associates (REA), AECOM, 
and Midwestern Engineers Inc. (MEI) to facilitate 
the planning process and creation of the strategic 
land use and economic development plan for 
the interchange area.  The process began in 
March 2017; a project steering committee was 
organized and met for the first time in April.  This 
group included representatives from the EDC, City 
and County government, property owners, and 
other community leaders.  They continued to meet 
periodically throughout the process to provide input 
and direction for plan components and feedback 
on draft recommendations.  Additionally, a series 
of key stakeholder and focus group discussions 
was held early in the process to gain a wide array 
of input on existing opportunities and concerns 
within the study area. Groups represented in 
these meetings included:

•	 Workforce development professionals

•	 County officials

•	 Property owners

•	 Pike County School Corporation

•	 City officials

•	 Utility providers

•	 Transportation professionals

•	 Local realtors

Two public meetings were conducted as part of the 
master planning process.  The first meeting occurred 
on May 25, 2017.  It included presentation of 
the existing conditions information that had been 
collected at that time in addition to issue and 
opportunity exercises for meeting participants.  
The second public meeting was held on August 
24, 2017.  The presentation at this meeting 
included an overview of the planning process and 
discussion of key findings and recommendations.  
The presentation was followed by a question and 
answer session with the consulting team.  Both 
meetings were held at the Pike County Courthouse 
in downtown Petersburg.  Following the second 
public meeting, the consultant team finalized plan 
recommendations, created the action plan, and 
developed infrastructure cost estimates, resulting 
in plan completion in October 2017.

Attendees at the second public meeting, held on August 24, 2017.
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VISION & GOALS
A key component of the planning process was 
continuing to develop the vision for the interchange 
area.  The vision statement is a brief narrative that 
reflects local potential and makes a commitment to 
future action.  Developed towards the beginning 
of the process, it helps to define the direction in 
which the plan should proceed.  The vision not only 
serves as part of a decision-making tool for the 
plan, but also for the decisions that are made in 
implementing the plan. 

Goals and action plans further define the vision 
and outline a guide for future growth and 
development in a manner that will reflect the 
area’s unique character.  They illustrate physical, 
social, and economic environments that should be 
achieved during implementation.  Goals also form 
the framework for more detailed decision making 

and should be used by the EDC, City, and County 
when prioritizing needed public improvements 
and services.

Goals
Land Use
Development around the interchange area will 
contain a dynamic mix of uses and activities to 
strengthen the economic base of the community 
and serve both residents and visitors of Pike 
County.  Land resources will be used efficiently, 
with priority given to development sites already 
served by public utilities.  Land use regulations 
and other tools should be maintained in order to 
better prescribe the vision of the plan, while also 
being flexible over time to respond to changing 
conditions.

Transportation
Provide a safe and efficient transportation 
system that connects employment centers, 
neighborhoods, and community amenities. The 
existing transportation system should be used 
to help determine appropriate locations for 
future development based on existing capacity 
and expansion potential.  Future investments 
in transportation infrastructure should support 
planned development patterns and intensities.  
Similar to utilities, investments in the 
transportation system should be used to direct 
growth and construction of new roadways 
should not come at the expense of maintaining 
existing facilities.

Vision Statement
Transformation of the State Road 61 and I-69 interchange area will lead to:

•	 Diverse employment opportunities;

•	 Increased household incomes and municipal tax bases; and

•	 Attractive amenities for families, visitors, and the local workforce.

This will be accomplished through:

•	 Development of a mix of industrial, commercial, and residential uses;

•	 Leveraging existing local partnerships and equity partners; and

•	 Marketing area strengths with respect to location, utilities, infrastructure, and local leadership.

Ultimately, the interchange area will become the employment, recreation, and residential destination 
within the region.
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Utilities & Infrastructure
Plan for and develop infrastructure systems 
that efficiently serve the existing residents and 
businesses with the capacity to accommodate 
planned growth and development.  Utilities and 
infrastructure are costly to expand; as such, 
use and expansion of public services must be 
done to maximize efficiency.  Investments in 
utilities and infrastructure should be seen as 
investments in directing and managing growth 
and maintaining fiscal responsibility.

Landscape & Natural Systems
The enhancement and preservation of quality 
natural systems, ecologically sensitive lands, 
and scenic views should be ensured when new 
development occurs.  A healthy environment 
supports social well-being, sustains economic 
development, and protects against flooding and 
other natural events.  Where possible, open space 
areas should be used to provide opportunities for 
both passive and active recreation.

ECONOMIC 
DEVELOPMENT 
STRATEGY
The economic Development Strategy for Pike 
County acknowledges the benefit of an active 
public – private partnership between Pike 
County EDC and Bowman Family Holdings (BFH), 

which affords access to construction equipment, 
knowledge of infrastructure, and BFH’s interest 
and capability in project investment, ultimately 
elevating the positioning of shovel ready 
sites along I-69 for industrial development.  
Further, a strategic combination of large and 
contiguous acreage, interstate access, proximity 
to the Southwest Indiana Megasite, access to 
considerable electrical generation capacity, and 
a traditional local association with heavy industry 
lays the groundwork for an array of industrial and 
distribution opportunities:

•	 Auto assembly, including parts suppliers

•	 Plastic and rubber product manufacturing, 
tied to Tier 1, 2, and 3 automotive assembly

•	 Chemical and plastics processing, tied to 
agriculture and food production

•	 Metal forging, stamping, and smelting

•	 Mining & mining support services

•	 Energy generation

•	 Food processing and manufacturing

•	 Truck Transportation, Logistics, and 
Warehousing, linked to 3rd Party Logistics 
Providers (3PL), with connections into 
automotive, as well as internet order fulfillment

•	 Internet Fulfillment, data processing and 
hosting, including server farms

•	 Agribusiness

•	 Administrative and support services
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While opportunities are clear, the EDC and 
Bowman Family Holdings need to acknowledge 
constraints that can influence opportunities.  While 
Pike County is not alone across Indiana in having 
very low unemployment (below 4%), the limited 
local supply of new workers is an apparent 
constraint, which may require local officials to 
embrace strategies related to construction of 
new housing, as well as workforce development 
(including expanded apprenticeships).  Recent 
announcements related to EDA funding of the 
Entrepreneurship & Technology Center of Pike 
County are a clear step forward in this regard.  
The new facility is expected to offer co-working & 
maker spaces for prototyping and production as 
well as an employment training center. 

As the EDC, Bowman Family Holdings, and other 
area property owners move forward to evaluate 
industrial development opportunities, the following 
should also be kept in mind:

1.	 For local units of government, real and 
personal property tax abatement is a primary 
economic development tool, particularly for 
manufacturing and distribution activities. 
Pike County also needs to see the incentive 
conversation in context with being a 
capable partner to expanding or relocating 
companies, reducing risk through provision of 
robust infrastructure (physical and workforce).  
As such it may be important to have “skin in 
the game” with these companies.  

2.	 While Indiana remains a critical state for 
US manufacturing, adding over 56 million 

square feet of industrial and distribution 
space statewide since 2006, there are 
many locations across Indiana that are 
competing for future industrial development.  
For Pike County, opportunities do link with 
connectivity to I-69, which should boost 
industrial absorption beyond currently modest 
levels.  While “metro” counties have tended 
to capture a majority of statewide industrial 
demand, urban counties such as Marion are 
gradually running out of vacant greenfield 
sites to support new construction.

3.	 Continue to work with State of Indiana 
Economic Development to ensure that 
available sites are identified and marketed.

4.	 Leverage Bowman Family Holdings investment 
capability and interest.



|  Pike County Interchange Area Master Plan14

MASTER PLAN
The interchange area master plan creates a 
development district that provides opportunity 
for employment generating businesses while 
planning for infrastructure improvements and 
protecting natural resources. The design concept is 
intended to communicate a desired development 
form. Transportation and utility infrastructure 
improvements and expansions that are needed to 
support this development form are identified in 
greater detail within the plan.

The master plan area is designed as an 
employment district comprised predominantly of 
light industrial, heavy industrial, and warehousing 
uses.  The conceptual layout plan creates a 
number of potential development sites at varying 
scales, ranging from over 300 acres for a single 
manufacturing or production use, down to smaller 
five acre light industrial sites, one acre restaurant/
retail sites, and smaller single-family residential 
lots.  There is flexibility within some of the 
subareas where larger sites could be subdivided 
into business or industrial park developments with 
five to 20 acre lots, or where smaller lots could 
be grouped given interest from a larger footprint 
user.

INTERCHANGE - NORTH
The area north of the I-69 and SR 61 interchange 
should include a mixture of commercial uses such 
as restaurants, hotels, gas stations, variety stores, 
and other retail businesses to serve Petersburg 
residents, the local workforce, and interstate 
travelers.  These commercial uses should be located 

closest to the interstate and along the SR 61 
frontage.  They should be designed to contribute 
to overall community character; businesses that 
detract from the community’s image, such as truck 
stops, are not appropriate in this high profile 
location.  Supporting this commercial development 
is a range of residential housing types.  Medium 
density residential development should be used 
to separate the commercial areas closer to 
the interchange from single-family residential 
development farther from the interchange.  County 
Road 400 N will be supported by additional 
new roads to serve growth and development in 
this area.  Sidewalks and multi-use trails should 
be included in new developments to create 
multimodal connections between residential and 
commercial areas as well as to Prides Creek Park 
and downtown Petersburg.

PIKE CROSSING
The south interchange area includes existing 
residential development and holds tremendous 
opportunity as a new employment center not only 
for Petersburg and Pike County, but Southwest 
Indiana as a whole.  The Entrepreneurship & 
Technology Center of Pike County, to be located 
just south of the interchange on the west side of 
SR 61, will help frame a gateway to this district.  
Opportunities for additional retail development 
are present on the east side of SR 61, just south 
of the interchange, with access to either SR 61 or 
the planned County Road 350 N upgrade and 
extension.  Manufacturing, warehousing, logistics, 
and other industrial uses of varying scales and 
intensities can be accommodated between the 
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MASTER PLAN DESIGN CONCEPT
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interstate and County Road 300 N.  Smaller sites 
could be created in a business or industrial park 
setting closer to SR 61 while larger footprint uses 
can be accommodated on large parcels to the 
east.  Additional road upgrades to CR 300 N 
and CR 175 E will be required in addition to 
internal access roads and drives.

GENERATION SPRINGS
As an Indiana Site Certified-Silver Tier site, 
Generation Springs is primed for a combination of 
manufacturing, warehousing, logistics, and other 
industrial uses in a park like setting.  Existing tree 
stands, topography, and the haul road alignment 
are used to organize a variety of sites, ranging in 
size from 4 acres to 60 acres.  Individual sites as 
well as internal roads can be accessed from CR 
300 N, SR 61, and CR 75 E.

INDIANA SOUTHERN SITES
Two large areas adjacent to the Indiana Southern 
railroad have been identified to attract medium 
to heavy industrial, rail transportation users.  
The northernmost of these areas is bounded by 
Meridian Rd. to the east, SR 57 to the west, CR 
400 N to the north, and CR 300 N to the south.  The 
parcels west of the railroad could be organized 
with frontage and vehicular transportation access 
to SR 57 and rail access to the east.  The parcels 
east of the railroad in this sub-area are heavily 
impacted by the 100 year flood plain, and as 
such, may be more costly to develop.  Generally, 
less intense industrial operations should be located 
closer to the City of Petersburg and Meridian Rd.  
The southernmost rail adjacent site in the master 

plan area is between the Indiana Southern tracks 
and Interstate 69.  Vehicular access to this sub-
area would come via Meridian Rd./Line Rd.  With 
over one mile of rail frontage, this site could 
accommodate some of the heaviest industrial 
users, and as such should be preserved in large 
tracts.  Development in either of these rail sites 
will require improvements to CR 300 N.

RESIDENTIAL - NORTHEAST
The northeast portion of the master plan area 
has been designated for low density residential 
development.  The area east of the interstate and 
south of SR 356, has the potential for a range of 
single family developments including higher end 
homes on lake front parcels, larger lot homes on 
what is currently agriculture land, and traditional 
subdivisions.  The existing natural amenities in this 
area should be protected and used to promote 
development here.  Given the relative distance 
to existing sewer and water utilities, shorter term 
residential development in this area will likely be 
served by on-site well and septic systems.  The 
recommended larger lot sizes are conducive 
to these needs.  An expanded transportation 
network will be required through this area with 
connections to both CR 175 E and SR 356.  North 
of the interstate and east of Prides Creek Park, 
land is available on either side of CR 175 E for 
single family residential subdivisions.  However, 
given the location and lack of existing utilities, it 
is anticipated this area will not develop until after 
the Interchange – North area and subsequent 
utility extensions along CR 400 N.  In the interim, 
this area should remain in agriculture use.  
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IMPLEMENTATION
The Pike County Interchange Area Master Plan is 
both a development guide and policy document 
for future decision-making within the study 
area.  Success of the plan will require on-going 
coordination and partnerships between the Pike 
County Economic Development Corporation 
(EDC), Pike County, City of Petersburg, and local 
property owners.  While the master plan effort 
has gone to great lengths to develop and refine 
project priorities and the vision for the study area, 
meaningful implementation cannot occur without 
a supportive regulatory framework.  Therefore, 
it will be incumbent upon the City, County, and 
EDC to implement the respective policies and 
recommendations contained herein.  

While the City of Petersburg utilizes zoning and 
has planning and zoning jurisdiction over a portion 
of the study area, the County has elected not to 
implement county-wide zoning.  As such, different 
mechanisms are recommended for the areas 
within the City’s planning authority versus those 
areas outside of it.  Zoning ordinances regulate 
the uses that are permitted on a property, the size 
and organization of structures, and additional 
items such as landscaping, parking, and signage.  
Zoning can help to protect property values by 
keeping potentially incompatible uses away from 
each other and providing some assurance as 
to what can and cannot happen in a particular 
area.  From a development standpoint, businesses 
and developers find zoning attractive because 
it provides some certainty about the acceptance 
and approval of a project if it meets minimum 
requirements.  Because the City of Petersburg 

already has a zoning ordinance in place and a Plan 
Commission to review development applications, 
amendments to the existing ordinance to reflect 
the goals and policies of the master plan are 
recommended.

An additional zoning tool to be used in areas 
outside of City planning and zoning control is what 
is known as Planned Unit Development (PUD).  PUD 
is both the name of the regulatory process as well 
as the type of development.  Before a PUD could 
be created, the County would have to adopt an 
enabling ordinance.  Unlike typical zoning where 
the districts and standards are prescribed by the 
municipality, a PUD allows an owner or developer 
to propose zoning standards that would only 
apply to their subject property.  This is an 
attractive option for implementation of the master 
plan because it would not create county-wide 
zoning, but would allow for individual owners to 
apply zoning to their property by choice.

In cases where zoning is either not practical or not 
desired, Covenants, Conditions, and Restrictions 
(CC&Rs) can be used to accomplish many of 
the same goals.  Unlike traditional zoning or 
PUD zoning, CC&Rs require no City or County 
enabling ordinance or review.  They are a private 
agreement made by a prospective purchaser 
as a condition of purchasing a piece of land 
in question.  As such, they are enforced by an 
individual or association as opposed to the City 
or County that would enforce zoning regulations.  
One potential downfall of CC&Rs is that they are 
not as common or readily researched by potential 
site selectors when compared to zoning.  Despite 



|  Pike County Interchange Area Master Plan18

these potential disadvantages, they may still be 
a useful tool for regulating development within 
the master plan area.  These implementation 
mechanisms and the processes to create them are 
discussed in greater detail later in the plan.

DISCLAIMER
This deliverable contains “forward-looking 
statements” which relate to expectations, beliefs, 
intentions or strategies regarding the future.  
These statements may be identified by the use 
of words like “anticipate,” “believe,” “estimate,” 
“expect,” “intend,” “may,” “plan,” “project,” “will,” 
“should,” “seek,” and similar expressions.  These 
forward-looking statements reflect assumptions 
with respect to future events and are subject to 
future economic conditions, and other risks and 
uncertainties.  Actual and future results and trends 
could differ materially from those set forth in such 
statements due to various factors, including, without 
limitation, those discussed in this document.  These 
factors are beyond this effort’s ability to control 
or predict.  Accordingly, we make no warranty or 
representation that any of the projected values or 
results contained in this deliverable will actually 
be achieved.  
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2. CONTEXT
PIKE COUNTY INTERCHANGE AREA MASTER PLAN
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LOCATION
The Pike County Interchange Area Master Plan 
study area is located just south of the City of 
Petersburg, along both sides of Interstate 69 in 
Pike County, Indiana.  The study area includes 
approximately 4,000 acres of land area.  As 
depicted in the location map the to the right, the 
study area is approximately 40 miles from the 
City of Evansville and 100 miles from the City of 
Indianapolis.  

RECENT INITIATIVES
Pike County Economic Development Corporation 
(EDC), Bowman Family Holdings, Pike County 
Board of Commissioners, Pike County Council, City 
of Petersburg, and area property owners began 
working on development of the interchange area 
long before the master planning process was 
started.  Several recent initiatives have set the 
stage for competitive marketing of the area.  This 
includes creation of two tax increment financing 
(TIF) districts, marketing of the Southwest Indiana 
Megasite including the Generation Springs 
Indiana Site Certified Silver area, planning and 
acquisition of funding for the Entrepreneurship & 
Technology Center of Pike County, and extending 
sanitary sewer service south of the interstate.

Tax Increment Financing Districts
A TIF district uses future property tax revenues 
generated within a defined area to pay for 
improvements and incentivize development.  TIF 
revenues can be used for both capital and non-
capital expenditures including: infrastructure 

REGIONAL CONTEXT
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RECENT INITIATIVES
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investments (sewer, water, stormwater, streets, 
multimodal facilities, traffic control, lighting), 
land and building acquisition, demolition, site 
improvements, parks, educational or worker 
retraining programs, and planning studies that 
benefit the allocation area.  Two TIF districts have 
been created and together, cover almost the entire 
study area.  The Pike Crossing TIF district includes 
the area immediately surrounding the interchange 
and lands north of the study area, towards the 
City of Petersburg.  The Megasite TIF was created 
in 2016 and includes over 9,000 acres, much of 
which is owned by Bowman Family Holdings.  This 
includes the south and east portions of the master 
plan area.

Southwest Indiana Megasite and 
Generation Springs Site: Indiana Site 
Certified Silver
The Southwest Indiana Megasite encompasses 
8,000 acres owned by Bowman Family 
Holdings.  The megasite is served by numerous 
utility providers and two rail lines.  The Indiana 
Southern Railroad serves the western portion of 
the megasite while the Norfolk Southern rail loop 
serves the southeast portion of the site.  Included 
within the larger megasite is Generation Springs, 
a 340-acre greenfield site that was awarded 
Indiana Site Certified Silver status in late 2016.  
Generation Springs is a public/private partnership 
between Pike County, Bowman Family Holdings, 
WIN Energy and Hoosier Energy.  As part of the 
site certification process, a Phase 1 environmental 
assessment, ALTA survey, and topographical 
report were all created.

The Entrepreneurship & Technology 
Center of Pike County
The Entrepreneurship & Technology Center of Pike 
County, to be located just south of the interchange 
along the west side of SR 56/61, has been in the 
planning stages for several years.  During the 
master plan process, the center was awarded 
a grant for $787,500 from the Economic 
Development Administration.  The facility will 
offer co-working space, maker space with 
prototyping capabilities, and a training center 
that will cater to workforce development needs.  
The Entrepreneurship & Technology Center of Pike 
County will be an invaluable business resource 
and visibly positioned at the interchange to send 
a message of innovation and growth. 

Sewer extension across the interstate
A partnership between Pike County and the City 
of Petersburg resulted in the construction of two 
lift stations and over 7,000 feet of new sewer 
mains in 2014 and 2015.  This extension crosses 
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the interstate to the south and was installed to 
facilitate development in the master plan area.  
Additional collector facilities will tie into these 
mains as development occurs.

LAND USE
The majority of the plan area is currently used 
for agriculture purposes and includes associated 
woodlands and several residential homesteads on 
large lots.  There is one single family residential 
subdivision just south of the interchange along the 
west side of SR 61, comprised of approximately 
20 homes.  Two religious institutions are present 
in the plan area; River of Life Fellowship on the 
south side of E CR 300 N, just west of SR 61, and 
Brenton Chapel Church of Christ on the south side 
of E CR 400 N, across from Prides Creek Park.  
The only commercial use in the study area is also 
located along E CR 400 N, just east of the Brenton 
Chapel Church of Christ.  The existing land use 
map can be seen on the facing page.

Exterior Rendering of the Entrepreneurship & Technology Center of Pike County
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EXISTING LAND USE
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TRANSPORTATION
The study area is centered around the I-69 and 
SR 56/61 interchange.  As such, primary access to 
the study area is via SR 56/61 with local access 
then provided by the county road network.  The 
functional classification map on the facing page 
identifies SR 57 as the principal arterial in the 
area, providing connections to Washington to 
the north and Oakland City to the south.  SR 
61 is classified as a major collector; it connects 
to downtown Petersburg and north to the City 
of Vincennes.  Just south of the study area, 
SR 56/61 split with SR 56 then providing an 
important connection to the City of Jasper to the 
east.  Meridian Road is also classified as a major 
collector and provides north-south access to all of 
the study area west of the interstate.  CR 400 
N and CR 175 E are considered minor collectors 
and provide access to the study parcels to the 
northeast of the interchange.

Traffic counts (INDOT, 2016) have also been 
included on the functional classification map.  
These counts indicate greater trip demand to the 
south, towards Evansville as opposed to north, 
towards Washington and Bloomington beyond.  
As additional sections of I-69 are completed 
through Monroe and Morgan counties ultimately 
connecting to I-465 around Indianapolis, these 
traffic counts are expected to increase.  The 
existing low traffic volumes on SR 61 and SR 57 
suggest excess capacity is available to serve new 
development without significant impact to the 
transportation network.

The map to the right presents 
an overview of I-69 completion 
status, from outside Detroit, 
Michigan to the US-Mexico 
border in Texas.  When 
completed, I-69 will stretch over 
2,400 miles.  As of 2016, the 
interstate was 100% complete 
in Michigan, 82% complete in 
Indiana, and 63% complete in 
Kentucky.  The system continues 
through Tennessee, Mississippi, 
and Arkansas which are 28%, 
23%, and 22% complete, 
respectively.  Alignment has 
not yet been specified through 
Louisiana, and 15% of the 1,086 
miles have been completed in 
Texas.

I-69 STATUS OVERVIEW
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UTILITIES
A number of utility providers service the study 
area; they include:

Electric Power

•	 WIN Energy, a member of the Hoosier Energy 
Cooperative

•	 Duke Energy

Natural Gas

•	 Ohio Valley Gas

•	 Vectren

Water

•	 City of Petersburg

•	 Pike-Gibson Water, Inc.

•	 Otwell Water Corporation

Sewer

•	 City of Petersburg

Electric Power
Significant electric power capacity is available 
given the presence of the 345 kV Duke 
transmission lines that run east-west through the 
northern portion of the study area, in addition to 
138 kV and 69 kV subtransmission lines running 
north south through the study area.  Distribution 
lines (12 kV) are present along SR 61, SR 57, CR 
300 N, and CR 175 E.  The existing electric power 
infrastructure could be a significant attractor for 
industries with large power demands.

Natural Gas
Ohio Valley Gas and Vectren serve different 
portions of the study area with natural gas.  Both 
have additional capacity with which to serve 
development, however, capacity is ultimately 
determined by the transmission company, Texas 
Gas Transmission Co., that operate the two, 10-
inch pipelines that traverse the study area east-
west between the interstate and the City of 
Petersburg.

Water
The City of Petersburg has several water mains 
near or within the planning area.  There is a 
10-inch water main on both the north and south 
sides of I-69 along SR 56/61.  This 10-inch main 
extends through the heart of the planning area 
along SR 56/61.  Pike-Gibson also has several 
water mains near or within the planning area and 
more specifically serves portions of the south and 
west sides of the planning area.  There is an 8-inch 
water main along SR 57 that begins south of the 
SR 57 and CR 400 N intersection.  The 8-inch main 
extends through the planning area and continues 
running south along SR 57.  Otwell Water 
Corporation serves portions of the north and 
northeast sides of the planning area.  Additional 
existing facilities are discussed in greater detail 
with the infrastructure recommendations later in 
this plan.
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EXISTING UTILITY INFRASTRUCTURE
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Sewer
The only public sewer system in the planning area 
is the City of Petersburg.  The City of Petersburg’s 
existing sewer collection system is roughly equal 
to the City corporate limits, covering an area of 
approximately 1.47 sq. miles.  I-69 Lift Station 
Nos. 1 and 2 were installed in 2014/15 along with 
6,000 feet of 6-inch force main and 1,280 feet of 
8-inch gravity sewer.  The I-69 Improvements are 
base facilities to allow some future development 
in the I-69 Corridor.  Additional facilities may 
be constructed with development and most 
likely turned over to the City for operation and 
maintenance.

ENVIRONMENT
Prides Creek flows north to south along the 
western side of the study area.  A significant 
portion of the area between Meridian Road and 
the Indiana Southern railroad, north of CR 300 N 
is within the 1% annual chance flood hazard area, 
or 100-year floodplain.  The 100-year floodplain 
is any area that is susceptible to being inundated 
by water during a 100-year flood event. A 100-
year flood is not one that will occur every 100 
years but is instead a flood that has a one percent 
chance of happening in any given year.  A number 
of unnamed drainage courses also flow through 
the study area but none include a flood hazard 
area.

Lakes and wetlands can also be seen on the map 
on the facing page.  These wetland areas have 
been identified as part of the 2014 National 
Wetland Inventory.  The approximate extent and 
location of these wetlands is mapped using aerial 
photography.  The National Wetland Inventory 
does not map some types of wetlands because 
of limitations of aerial imagery as a primary 
data source.  Given the approximate nature and 
potential for unaccounted wetland areas, more 
detailed site analysis should be conducted before 
any planned development.

Woodlands and other vegetated open spaces 
have also been mapped to inform the planning 
process.  These open space areas are identified 
as having intrinsic value and contributing to the 
character of the study area.  While woodland 
areas may be harvested for timber or cleared for 
development, care should be taken to minimize 
the impact to the existing landscape in order to 
protect the unique character of these areas.

Three cemetery sites are present in the study 
area.  Most notably, the Brenton Family Cemetery 
is located approximately 0.75 miles east of SR 
56/61, just south of E CR 350 N.  Peter Brenton 
is the namesake for the City of Petersburg.  These 
cemetery sites must be preserved, and specific to 
the Brenton Family Cemetery, access to the site 
should be improved. 
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EXISTING ENVIRONMENTAL CONDITIONS
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MEGAREGIONS & 
REGIONAL CONTEXT
The US economy and population can be 
aggregated into 11 Megaregions that account 
for about 70% of the population and 80% of 
US private economic output.  Based on Private 
employment figures, 20% of US manufacturing 
employment is represented by the Great 
Lakes Region with 4.2% of US manufacturing 
represented in Indiana alone.

Employment data presented to the right and on the 
following pages comes from the Bureau of Labor 
Statistics - Quarterly Census of Employment and 
Wages (QCEW) program.  Data is classified using 
the North American Industry Classification System 
(NAICS), the standard used by Federal agencies in 
classifying business establishments for the purpose 
of collecting, analyzing, and publishing statistical 
data related to the U.S. business economy.  
Descriptions of industry classifications can be 
found at www.census.gov/eos/www/naics/.

Many of the figures presented are the location 
quotients of top sectors within a geography, 
be that the Great Lakes megaregion, State 
of Indiana, Southwest Indiana, or Pike County.  
Location quotient (LQ) is a valuable way of 
quantifying how concentrated a particular 
industry is in a region as compared to the national 
average. Industry sectors with a location quotient 
greater than one indicate that the local economy 
has a larger than average share of this industry 
when compared to the national economy. It helps 
to reveal what makes a particular region unique, 

Location Quotient is a measure of how concentrated an industry or sector is in a region as compared to 
the national average.  For example, primary metal manufacturing is almost twice as concentrated in the 
Great Lakes Megaregion than the national average.
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US MEGAREGIONS
Megaregions are large networks of metropolitan regions, defined by layers of relationships including: 
environmental systems and topography; infrastructure systems; economic linkages; settlement patterns 
and land use; and shared culture and history (Source: Regional Plan Association).  While Pike County lies 
just outside of the Great Lakes megaregion, completion of I-69 and development along the interstate 
corridor will serve to reduce that separation.

Source: Regional Plan Association, AECOM



|  Pike County Interchange Area Master Plan32

1.51

1.59

1.62

1.69

1.92

Plastics and Rubber Products Mfg.

Machinery Mfg.

Transportation Mfg.

Fabricated Metal Mfg.

Primary Metal Mfg.

Great Lakes Top 5 Sectors by Location Quotient

745,153

959,636

1,149,145

1,246,665

1,562,560

Hospitals

Ambulatory Services

Professional & Technical Services

Administrative & Support Services

Food Services & Drinking Places

Great Lakes Top 5 Sectors by Employment Count

Bureau of Labor Sta�s�cs

Bureau of Labor Sta�s�cs

5.27

3.63

2.97

2.67

2.31

Primary Metal Mfg.

Transportation Equipment Mfg.

Furniture & Related Product Mfg.

Plastics & Rubber Products Mfg.

Miscellaneous Mfg.

Indiana Top 5 Sectors by
Employment Location Quotient

Bureau of Labor Sta�s�cs

238,274

178,747

134,668

123,006

110,439

Food Services & Drinking Places

Administrative & Support Services

Ambulatory Health Care Services

Transportation Equipment Mfg.

Hospitals

Indiana Top 5 Sectors by 
Employment Count

Bureau of Labor Sta�s�cs

498

760

818

927

956

Administrative & Support Services

Ambulatory Health Care Services

Specialty Trade Contractors

Food Services & Drinking Places

Professional and Technical Services

Southwest Indiana Top 5 Sectors by Establishments

Bureau of Labor Sta�s�cs

2.73

3.02

3.29

4.25

4.32

Oil & Gas Extraction

Wood Product Mfg

Utilities

Mining, Except Oil & Gas

Furniture & Related Product Mfg

Southwest Indiana Top 5 Sectors by 
Establishment LQ

Bureau of Labor Sta�s�cs

3.87

5.02

5.64

6.25

27.82

Support Activities for Mining

Utilities

Truck Transportation

Waste Management Services

Mining, Except Oil and Gas

Pike County Top 5 Sectors by Employment LQ

Bureau of Labor Sta�s�cs

116

119

139

170

172

Mining, Except Oil and Gas

Social Assistance

Nursing Facilities

Food Services & Drinking Places

Truck Transportation

Pike County Top 5 Sectors by Employment Count

Bureau of Labor Sta�s�cs

7.41

7.96

9.77

25.66

33.46

Museums & Historical Sites

Utilities

Support Activities for Mining

Mining, Except Oil & Gas

Pipeline Transportation

Pike County Top 5 Sectors by Establishment LQ

Bureau of Labor Sta�s�cs

8

9

9

10

11

Support Activities for Mining

Forestry & Logging

Fishing, Hunting, & Trapping

Animal Production & Aquaculture

Crop Production

Pike County Top 5 Sectors by Establishments

Bureau of Labor Sta�s�cs

1.51

1.59

1.62

1.69

1.92

Plastics and Rubber Products Mfg.

Machinery Mfg.

Transportation Mfg.

Fabricated Metal Mfg.

Primary Metal Mfg.

Great Lakes Top 5 Sectors by Location Quotient

745,153

959,636

1,149,145

1,246,665

1,562,560

Hospitals

Ambulatory Services

Professional & Technical Services

Administrative & Support Services

Food Services & Drinking Places

Great Lakes Top 5 Sectors by Employment Count

Bureau of Labor Sta�s�cs

Bureau of Labor Sta�s�cs

5.27

3.63

2.97

2.67

2.31

Primary Metal Mfg.

Transportation Equipment Mfg.

Furniture & Related Product Mfg.

Plastics & Rubber Products Mfg.

Miscellaneous Mfg.

Indiana Top 5 Sectors by
Employment Location Quotient

Bureau of Labor Sta�s�cs

238,274

178,747

134,668

123,006

110,439

Food Services & Drinking Places

Administrative & Support Services

Ambulatory Health Care Services

Transportation Equipment Mfg.

Hospitals

Indiana Top 5 Sectors by 
Employment Count

Bureau of Labor Sta�s�cs

498

760

818

927

956

Administrative & Support Services

Ambulatory Health Care Services

Specialty Trade Contractors

Food Services & Drinking Places

Professional and Technical Services

Southwest Indiana Top 5 Sectors by Establishments

Bureau of Labor Sta�s�cs

2.73

3.02

3.29

4.25

4.32

Oil & Gas Extraction

Wood Product Mfg

Utilities

Mining, Except Oil & Gas

Furniture & Related Product Mfg

Southwest Indiana Top 5 Sectors by 
Establishment LQ

Bureau of Labor Sta�s�cs

3.87

5.02

5.64

6.25

27.82

Support Activities for Mining

Utilities

Truck Transportation

Waste Management Services

Mining, Except Oil and Gas

Pike County Top 5 Sectors by Employment LQ

Bureau of Labor Sta�s�cs

116

119

139

170

172

Mining, Except Oil and Gas

Social Assistance

Nursing Facilities

Food Services & Drinking Places

Truck Transportation

Pike County Top 5 Sectors by Employment Count

Bureau of Labor Sta�s�cs

7.41

7.96

9.77

25.66

33.46

Museums & Historical Sites

Utilities

Support Activities for Mining

Mining, Except Oil & Gas

Pipeline Transportation

Pike County Top 5 Sectors by Establishment LQ

Bureau of Labor Sta�s�cs

8

9

9

10

11

Support Activities for Mining

Forestry & Logging

Fishing, Hunting, & Trapping

Animal Production & Aquaculture

Crop Production

Pike County Top 5 Sectors by Establishments

Bureau of Labor Sta�s�cs

and subsequently how a specific industry may 
translate into a competitive advantage locally. 

•	 While the largest employment sectors in the 
Great Lakes Megaregion are service-based, 
the Region’s manufacturing sectors constitute 
a higher proportion of total employment than 
typical in the United States.

•	 In the Great Lakes Region, manufacturing 
employment has increased at a 2.0% annual 
rate between 2010 and 2015 while the 
manufacturing location quotient increased at 
a 1.0% annual rate.

•	 In the State of Indiana, manufacturing 
employment increased at a 3.0% annual 
rate between 2010 and 2015, while the 
manufacturing location quotient increased at 
a 1.7% annual rate.

•	 Between 2010 and 2015, 231,382 
manufacturing jobs were added in the Great 
Lakes Region. 

•	 At 0.2% per year, the Great Lakes has the 
slowest population growth of any Megaregion. 
Adding only half a million people since 2010.

Indiana mimics the employment trends of the 
Great Lakes Megaregion.

•	 Four of the five largest employment sectors 
in Indiana are again service-based sectors. 
Similar to the Region, Indiana has a strong 
concentration of manufacturing employment. 
Indiana’s employment location quotients are 
even greater than those of the Region overall.
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For the purpose of this study, Southwest Indiana 
has been defined to include Daviess, Dubois, 
Gibson, Greene, Knox, Martin, Perry, Pike, Posey, 
Spencer, Sullivan, Vanderburgh, and Warrick 
counties (map on page 33).

•	 Southwest Indiana has a high concentration of 
furniture and related products manufacturing 
- Dubois County

•	 Southwest Indiana has a high concentration 
of mining employment - Pike and Warrick 
counties

Location quotients are sensitive to how big a 
geography is.  Since Pike County is very small 
relative to US averages, the location quotients 
for Pike County may seem exaggerated because 
the reality is, Pike County has an employment mix 
that is fairly unique (heavy emphasis on mining, 
utilities, etc.).  This helps to account for why “waste 
management services” as a sector has such a high 
employment LQ in Pike County and “pipeline 
transportation” and “museums & historical sites” 
have high establishment LQs.  

While the IPL Petersburg Power Plant is a major 
employer in the county, it is not included on the 
“Pike County Top 5 Sectors by Employment 
Count” chart to the right.  This is because the BLS 
does not disclose data for this sector, to protect 
the confidentiality of what would be the only 
employer in that sector in the geography.
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DEMOGRAPHICS
Evansville MSA (0.2%) and Bloomington MSA 
(0.6%) grew at a faster annualized rate than SW 
Indiana (0.1%). 

Pike County’s population decreased at a .5% 
annualized rate between 2008 and 2015. 22% 
of the population loss occurred in Petersburg.

8 of 13 SW Indiana counties and 62% of all 
Indiana counties have experienced population 
loss since 2008.

There are 17 Indiana counties that grew at an 
annualized rate of 1% or faster between 2008 
and 2015. Two of these counties were in Southwest 
Indiana (Daviess and Warrick).   Of these 17, the 
common denominator was direct access to an 
interstate.  Pike County needs to capitalize on 
the opportunities in Petersburg and its location on 
I-69 to stabilize its population.
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Pike County’s median age is increasing as a higher 
proportion of its population is over 65 and the 
proportion of younger individuals decreases. 

At current trends, 56% of Pike County’s population 
will be between 25 and 64 years old and 26% 
over 65 years old by 2030.
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Pike County’s unemployment rate decreased to 
3.6% in March 2017; the region is effectively at 
full employment.

Despite decreasing population, Pike County’s 
labor force grew by 449 from 2009-2016 as 
more people sought jobs.

From 2010-2014 Pike County had a net outflow 
of 668 residents, the majority to neighboring 
counties. Daviess County was the only neighboring 
county from which Pike County had a net inflow. 
(Census Flows Mapper)

Pike County had a net outflow of 2,336 workers 
in 2014. This means over 2,300 more people 
leave Pike County for their job than travel to it 
for work (4,270 outflow to 1,934 inflow). Since 
2008, inflow to the county has increased 4.6% 
annualized and outflow has decreased 1.3% 
annualized. (US Census On The Map)

Pike County is losing residents, but there is an 
increase in the number of people coming to Pike 
County to work and a decrease in the number of 
people leaving the county for work.
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Pike County had strong housing construction during 
the 1990s and early 2000s, but experienced a 
decrease during the last decade.

Pike County’s housing replacement (per 1,000 
residents) is lower than neighboring counties that 
it’s losing population to and higher than Daviess 
County, which it has a net inflow from. 

Sources point to a housing unit replacement rate 
of 3 per 1,000 annually as a benchmark.
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INDUSTRIAL 
DEVELOPMENT 
TRENDS IN INDIANA
New Industrial Buildings by Square 
Footage
Since 2005, a majority of new industrial buildings 
are less than 250,000 square feet (85%).

•	 For buildings less than 250,000 sf, the 
average building size is 42,000 sf, which 
would require a site of approximately 5 acres 
in size, assuming 20% building lot coverage.

•	 For buildings between 250,000 sf and 
500,000 sf, the average building size is 
380,000 sf, which could require a site of 
approximately 43 acres.

•	 For buildings between 750,000 and 1 million 
sf, the average industrial building size is 
830,000 sf, which could require a site of 
approximately 95 acres.

•	 Looking at compound annual growth rates, the 
segment that is adding space at the fastest 
pace statewide is the 250,000 to 500,000 sf 
segment, which saw the addition of about 3.5 
million sf per year since 2005.

Number of Buildings by Square Footage (Built Since 2005)

Year

< 250,000 250,001-500,000 500,001-750,000 750,001-1,000,000 > 1,000,001

Number 
of 

Buildings

Square 
Feet

Number 
of 

Buildings

Square 
Feet

Number 
of 

Buildings

Square 
Feet

Number 
of 

Buildings

Square 
Feet

Number 
of 

Buildings

Square 
Feet

2007 331 11,445,241 14 5,463,417 10 5,974,690 5 3,981,194 2 2,155,768

2008 420 15,511,151 20 7,664,417 14 8,360,652 6 4,928,527 3 3,356,188

2009 460 16,602,962 24 9,217,517 17 10,037,941 7 5,735,569 4 4,856,188

2010 477 17,264,470 25 9,557,517 17 10,037,941 9 7,331,088 5 5,906,168

2011 492 18,058,428 26 9,814,812 17 10,037,941 9 7,331,088 5 5,906,168

2012 514 19,039,419 27 10,190,812 18 10,660,381 9 7,331,088 6 6,921,168

2013 536 20,180,422 28 10,658,812 21 12,350,156 11 8,897,200 6 6,921,168

2014 558 21,890,632 35 13,633,060 22 12,964,028 12 9,859,700 7 8,071,336

2015 579 23,533,410 47 17,911,322 27 16,203,620 13 10,796,210 7 8,071,336

2016 615 26,431,860 57 21,675,731 29 17,441,124 13 10,796,210 7 8,071,336

07-16 
CAGR

7.10% 9.70% 16.90% 16.50% 12.60% 12.60% 11.20% 11.70% 14.90% 15.80%

% of Total 85.30% 31.30% 7.90% 25.70% 4.00% 20.70% 1.80% 12.80% 1.00% 9.60%

Source: CoStar
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Available Industrial Sites
The largest sites represent the smallest share of 
development opportunities.

Across Indiana, it would appear that there is 
demand for one to two 100+ acre sites per year.

While demand across Indiana favors smaller 
parcels (<60 acres), the state has a significant 
number of industrial sites with more than 100 
acres.

The vast majority of larger industrial sites (>100 
acres) do not appear to be shovel ready.
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Among the top 20 mega-sites in Indiana, the 
average labor force within a 5-mile radius is 
approximately 13,000 laborers compared to 
2,617 at the Interchange Area location.

However, in terms of maximum acreage, our study 
area is approximately 4,000 acres , compared 
to the top 20 mega-site average of 1,512 acres.

On average, each site is approximately 7.5 miles 
away from the nearest interstate, significantly 
more distant than the study area’s immediate 
proximity to I-69.
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Site/Building Name City County
Labor Force 16+ 
Within 5-Miles

Max Size 
(acres)

Distance to 
Interstate

Company

River Ridge Commerce Center Jeffersonville Clark County 30,478 1,502 3.8 One Southern Indiana

Agriculture Industrial Park Muncie Delaware County 4,502 809 10.2
Muncie-Delaware County, IN Economic 
Development Alliance

AllPoints Midwest Plainfield Hendricks County 60,504 600 3.2
Hendricks County Economic Development 
Partnership

Ward Megasite Rensselaer Jasper County 1,864 1,079 8.3
Jasper County Economic Development 
Organization

Ford Industrial Site 1 Madison Jefferson County 578 1,001 22.6 Madison Chamber and Economic Development

70 West Commerce Park Clayton Hendricks County 5,234 641 0.3
Hendricks County Economic Development 
Partnership

Hoosier Jack Mega Site Terre Haute Vigo County 2,061 3,805 9.8 Terre Haute Economic Development Corporation
The Southwest Indiana 
Megasite

Petersburg Pike County 3,046 8,011 0.5 Bowman Family Holdings

Marble Hill Madison Jefferson County 1,139 660 17.9 Madison Chamber and Economic Development
Kingsbury Industrial Park Kingsbury LaPorte County 3,328 627 10.5 La Porte County Economic Development
Vermillion Rise Mega Park Newport Vermillion County 555 3,429 18.7 Vermillion Rise Mega Park
GFI Washington Daviess County 8,468 600 0.6 Daviess County Economic Development Corporation
River View Industrial Park Charlestown Clark County 8,797 1,548 8.9 One Southern Indiana
Mid-America Commerce Park Wolcott White County 1,662 600 1 White County Economic Development
The Gatewood Noblesville Hamilton County 41,833 870 0.7 City of Noblesville

Orchard Park Anderson Madison County 24,368 700 1.7
Corporation for Economic Development Anderson- 
Madison 

Vermillion Rise Mega Park - 
WEST Site

Newport Vermillion County 805 1,502 18.7 Vermillion Rise

New Carlisle Economic 
Development Area

New Carlisle St. Joseph County 4,480 640 5.2 South Bend Region Chamber of Commerce

Gary Chicago International 
Airport

Gary Lake County 47,142 849 0.9 City of Gary

Vigo County Industrial Park II Terre Haute Vigo County 7,743 771 5.7 Terre Haute Economic Development Corporation
Pike County Interchange Area Petersburg Pike County 2,617 4,000 0 Pike County Economic Development Corp.

Source: Indiana Economic Development Corporation, AECOM

INTERCHANGE AREA AND 20 LARGEST INDUSTRIAL SITES BEING MARKETED IN INDIANA
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Real Estate Demand Implications
In order to better understand potential demand 
for industrial sites and structures, Indiana counties 
were organized into five classifications:

•	 Interstate - counties with direct access to an 
interstate that traverses the state

•	 Metro - counties with relatively high population 
and employment density

•	 Non-interstate - generally rural counties 
without direct access to an interstate

•	 Southwest Indiana Interstate - counties in SW 
Indiana with direct access

•	 Southwest Indiana Non-interstate - counties 
in SW Indiana without direct access or those 
that access I-69, including Pike County.  
These counties are considered non-interstate 
because they have historically not had 
interstate access and despite the opening 
of I-69 Sections 1, 2, 3, and 4, lack wider 
connectivity to Indianapolis and beyond.

For Pike County, completion of I-69 across Indiana 
will result in a material increase in access.

Indiana counties were also examined based 
on the amount of industrial acreage available 
for development, as identified by the State of 
Indiana Department of Economic Development.  
Finally, Indiana counties were examined based 
on the amount of industrial acreage available for 
development, as a percentage of total statewide 
inventory.  Pike County emerges from this analysis 

INDIANA COUNTY CLASSIFICATION - PAST
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with a relevant share of statewide vacant land for 
industrial development (map on page 46).

State of Indiana data regarding shovel ready 
sites is shown on page 47.   While a number of 
counties have at least 100 acres available, not all 
counties have the same level of interstate access

Since 2006, Indiana has added a total of 56 million 
square feet of industrial space (manufacturing 
and warehouse); about 5.6 million square feet 
per year.

This annual level of inventory growth provides 
context for statewide growth, and the ability of 
sites in Pike County to compete for a share of 
future state wide growth.

AVAILABLE INDUSTRIAL ACRES BY COUNTY



|  Pike County Interchange Area Master Plan46

Ohio

Illinois

Kentucky

Michigan

Lake Porter
Noble DeKalbMarshall

KosciuskoStarke
Whitley

Jasper
Allen

Newton
FultonPulaski

Wabash

Huntington

Miami

Adams

Wells
CassWhite

CarrollBenton
Grant

Blackford Jay
HowardTippecanoe

Warren
Clinton Tipton

Madison
Delaware

Fountain RandolphHamilton

Montgomery Boone

Vermillion

Henry
Wayne

Parke
HancockMarion

Hendricks

Putnam Rush
Fayette

UnionShelby
Johnson

Morgan

Vigo Clay FranklinOwen
Decatur

Bartholomew
Brown

Monroe

Dearborn
Ripley

Sullivan JenningsGreene
Jackson

Ohio

Lawrence Switzerland
Jefferson

Knox Martin
Daviess

ScottWashington

Orange Clark
Pike

Gibson Dubois Crawford

Harrison
Floyd

Perry
Warrick

Posey Spencer
Vanderburgh

LaPorte St.
Joseph Elkhart LaGrange

Steuben

County Market Share of Available
Industrial Acres in Indiana

P i k e  C o u n t y  M a s t e r  P l a n  P i k e  C o u n t y  M a s t e r  P l a n  

² 40 0 4020
Miles

Available Ind. (AC) by Market Share
Under 0.80%

0.81% - 1.75%

1.76% - 3.50%

Above 3.51%

Source: Indiana Economic Development Corporation

Study Area
 Average 10 Year 

Industrial Inventory 
Growth (Square Feet)

Interstate Counties 
(rural)

175,629

Interstate Counties
(SW Indiana)

80,502

Non-Interstate 
Counties

52,869

Non-Interstate 
(SW Indiana)

800

Metro Counties 2,822,659
Statewide Total/
Average

610,087

Since 2007, the above table summarizes the 
average 10 year increase in industrial inventory 
by county type, reinforcing the significant increase 
in absorption potential for interstate served 
counties. Non-interstate counties in southwest 
Indiana averaged just 800 square feet of 
development over a ten year period.  Interstate 
counties averaged over 175,000 during the ten 
year period.  While metro counties command a 
larger share of the market, many of these counties 
have significantly less vacant land available for 
new development.  As Pike County transitions 
from a non-interstate county in southwest 
Indiana to an interstate served county with 
broader connectivity, a significant increase in 
absorption should be realized. 
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SHOVEL READY INDUSTRIAL ACRES
The identified average absorption rate reflects 
a realistic long term trajectory for industrial 
development in Pike County.  At the same time, the 
following are true:

•	 Typical warehouse and internet fulfillment 
buildings are considerably larger than 
175,000 sf, averaging up to 500,000 square 
feet or more.  Capturing one of these projects 
could result in exceeding average absorption.

•	 Resource processing and major manufacturing 
facilities require considerably more acreage 
than typical industrial sites; >200 acres in 
some cases.  The master plan area includes 
several potential sites

•	 While Pike County has the potential to 
perform above the long-term average of 
175,000 sf per 10 years, annual absorption 
of one 500,000 sf building per year over 
20 years, would result in absorption of 
roughly 10 million sf of buildings requiring 
approximately 1,000 acres of land (assuming 
25% lot coverage).  This outstanding growth 
performance would only consume one quarter 
of the gross master plan area

•	 Property owners will need to consider 
alternative uses, ranging from mining to 
agricultural production for their holdings in 
Pike County.
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INDIANA COUNTY CLASSIFICATION - FUTURE
The map to the right depicts the future county 
classification that assumes I-69 completion to 
Indianapolis and transformation of Pike County 
from a non-interstate classification to an interstate 
classification, ultimately yielding much greater 
industrial development absorbtion potential.
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PIKE COUNTY I-69 CORRIDOR 
MASTER PLAN

The Pike County Economic Development Corporation is currently 
developing a land use and economic development master plan 
for the interchange area.  The plan will outline a vision and strategy 
to create development opportunities and job growth for both Pike 
County and the City of Petersburg.

Come share your vision and take part in an exciting discussion on 
how we can continue to grow as a community.  The meeting format 
is informal; you are invited to attend at anytime.  

PUBLIC
WORKSHOP

THURSDAY, MAY 25TH  |  4:00 - 6:00 pm
PIKE COUNTY COURTHOUSE BASEMENT

801 MAIN ST, PETERSBURG, IN 47567

www.pikecogrowth.org
pikegrowth@pikeco.org

Flyer advertising the first public meeting, held 
on May 25, 2017.

PUBLIC INPUT
In addition to input provided by the project 
advisory committee, the planning process included 
several opportunities for public input.  Two public 
meetings were held; the first towards the beginning 
of the process focused on existing conditions 
and issue and opportunity identification.  The 
second public meeting included a presentation of 
preliminary recommendations with the opportunity 
for question and answer.  Additionally, a series of 
key stakeholder and focus group discussions was 
held early in the process to gain a wide array 
of input from local officials, property owners, and 
allied professionals that included:

•	 Workforce development professionals

•	 County officials

•	 Property owners

•	 Pike County School Corporation

•	 City officials

•	 Utility providers

•	 Transportation professionals

•	 Local realtors

A summary of results compiled from both public 
meetings and focus groups follows.

Strengths
•	 Growth in region and pro-growth attitude 

locally

•	 Leadership group all on same page

•	 Large land area available

•	 Infrastructure and utilities already in place for 
many sites

•	 School System / Project Lead the Way is very 
strong

•	 Prides Creek Park is a strong amenity

•	 Access and Connectivity – to Evansville in 30 
minutes

•	 Low taxes

•	 Reasonable cost of land

•	 Willing to use incentives aggressively

•	 Rail access for several large sites

Weaknesses
•	 Availability of labor force

•	 Perception of workforce, no industry to drive 
growth since coal decline

•	 Brain drain

•	 Concerned with lack of master plan/zoning

•	 Limited financial resources – decreasing 
assessed values
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•	 Lack of employment diversity – coal

•	 Commuting – net migration out of Pike County

•	 Lack available housing stock - even if attract 
jobs, no houses for them, limited local builders

Vision for the Future
•	 Keep youth in area

•	 Better wage jobs, with benefits

•	 Flexibility of development sites with the ability 
to execute with speed

•	 Large footprint users, not every project needs 
to create a high number of jobs

•	 Continual progress and build-out even if it 
takes time

•	 Take time to do it right

•	 Communication with EDC regarding potential 
development

•	 Retail uses north of interstate

•	 Get the proposed technology center built

Recent Changes
•	 Hearing more positive things about Pike Co.

•	 Opening of the interstate

•	 Development along Illinois St.

•	 Increase in traffic along SR 61 after the 
interchange opened

Target Clusters
•	 Healthcare

•	 Manufacturing – auto, plastics, woodworking

•	 Logistics

•	 Agriculture

•	 Retail

Driving Forces for the Future
•	 Availability of workforce housing

•	 Quality of life initiatives

•	 Must diversify industries

•	 Overall success of southwest Indiana, if the 
region succeeds, Pike Co. will succeed

•	 Evansville will grow to the north, this should 
help Pike Co. given easy access

Things to Preserve
•	 Natural amenities

•	 Existing residents – don’t want to see 
displacement 

Areas Where Differing Opinions 
Were Voiced
•	 Whether the community has enough existing 

amenities to attract new jobs/residents

•	 Desirability of a truck stop

•	 Attitudes towards zoning and annexation 
within the County

•	 Public attitudes on development – any 
development is good for the County or wait 
for the right businesses

•	 Unknowns of developing on previously mined 
ground

•	 Use of tax incentives - don’t subsidize new 
development at cost to existing residents  
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3. ECONOMIC DEVELOPMENT STRATEGY
PIKE COUNTY INTERCHANGE AREA MASTER PLAN
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Technology & 
Demographic 
Trends spur growth 
in key markets 

End markets prime 
for significant 
growth by enabling 
trends 

End markets 
identified as 
suitable/desirable 
for Pike County 
based on 
employment and 

L---------, other trends 

A:COM 

The economic Development Strategy for Pike 
County acknowledges the benefit of an active 
public – private partnership between Pike 
County EDC and Bowman Family Holdings (BFH), 
which affords access to construction equipment, 
knowledge of infrastructure, and BFH’s interest 
and capability in project investment, ultimately 
elevating the positioning of shovel ready sites 
along I-69 for industrial development.   Further, 
a strategic combination of large and contiguous 
acreage, interstate access, access to considerable 
electrical generation capacity, and a traditional 
local association with heavy industry lays the 
groundwork for an array of industrial and 
distribution opportunities.  This section seeks to 
identify sectors of opportunity for the future, 
through analysis of industrial clusters, proximity 
to geographic end markets, and the impact of 
specific technology enablers, considering the 
unique locational attributes of the interchange 
area.

END MARKETS
AECOM identified two local and fourteen global 
end markets with the ability to support growth in 
a variety of industry sectors.  These markets were 
identified through a literature review of leading 
industry reports on high growth markets, cutting-
edge technology, and demographic and economic 
trends.

Once identified, a ten year (2017 to 2026) market 
potential for each end market was estimated.  The 
market potentials are driven by market enablers 

– technological advances, demographic, and 
economic trends.

These market enablers are driving growth in a 
variety of markets throughout industry supply 
chains.  These technologies interplay with one 
another, fostering innovation, lowering costs, and 
creating new products.  For example, 3D printing 
can use advanced materials such as powdered 
metals/composites to build prototypes cheaper 
and faster; warehouse inventory data can be 
collected using advanced sensors and stored and 
analyzed in the cloud using big data analytic 
tools and improving logistics. 

End markets with several opportunities for 
these types of technological synergies have a 
particularly strong growth potential over the next 
ten years. Market enablers are detailed on the 
next several pages.
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Local Food Local 
Restaurants Drones Energy 

Storage

Autonomous 
Vehicles Microgrids Smart Home 

Devices
Wearable 

Technologies

Bioenergy Wind Solar PV Public 
Transit: Rail 

Commercial 
Aviation

Electric 
Vehicles

Cloud 
Computing

Medical 
Devices

END MARKETS
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• Streamlines R&D and 
prototyping

• Lowers fixed costs of 
production

• Enhances customization

3D Printing

• Examples: powdered metals, 
composites, nanomaterials, 
and carbon fiber

• Reduce production cost and 
time

• Improve product qualities such 
as weight, strength, and 
durability

Advanced Materials

• Components that gather data 
and communicate it over a 
network

• Gather large variety of 
physical data, including touch, 
movement, temperature, and 
sound

• Improve processes and quality

Advanced Sensors

MARKET ENABLERS
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• Uses algorithms and software

• Improves analysis of large 
quantities of data

• Creates actionable insights 
from sensor-collected data

Big Data Analytics

• Enables growth through fluid 
& flexible IT

• Eliminates need for up-front 
investments and physical 
hardware

• Enables smart device 
communication

• Reduces size & cost of 
consumer products

Cloud Software & 
Applications

• Creates a network of objects 
that can communicate

• Improves tracking of materials 
& products

• Allows efficient collection, 
communication, analysis, & 
optimization information

Internet of Things

MARKET ENABLERS
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• Easy and affordable access 
to logistics is a competitive 
advantage in a variety of end 
markets

Logistics

• Smaller, more powerful 
semiconductors reduce product 
costs

• Improve product designs & 
operation

• Allow expansion of sensor 
technologies

Semiconductors

• Improves computing power

• Streamlines business 
approaches

Software

MARKET ENABLERS
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• Growing demand for health 
care and related 
services/products

• Changing housing demands as 
Baby Boomers downsize

Aging Population

• 2.5 Billion more people will 
live in Cities by 2050

• Increases demand for real 
estate, infrastructure, and 
community services

Urbanization

• Significant investment needed 
to maintain, restore, and 
replace infrastructure to 
support increased demand

• Creates opportunities for 
emerging technologies to 
improve infrastructure 
construction, provision, and 
operation

Aging Infrastructure

MARKET ENABLERS
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TARGET INDUSTRIES
In the interest of the long-term development 
and success of the County, industries with strong 
employment trends, linked to growing local and 
global markets, and leveraging regional strengths 
can be targeted. By reviewing employment, wage, 
and freight tonnage data at local, regional, and 
state levels, twelve target industries have been 
identified for further analysis. These industries 
represent specific local and regional strengths in 
the following industry clusters:

•	 Agribusiness (Agriculture & Food Processing)

•	 Construction

•	 Health Care

•	 Logistics

•	 Manufacturing

•	 Mining

•	 Retail

To determine which industries to target, several 
factors were analyzed. Specifically, employment 
trends statewide, regionally, and locally are a 
key indicator of an industry’s potential in a given 
market:

•	 Indiana, Southwest Indiana, and Pike County 
employment trends for 2009 and 2015 were 
analyzed.

•	 The top ten highest ranking industries in terms 
of employment size, employment growth, 
and employment concentration for the three 
geographies were selected for further 
analysis.

•	 These top industries were compared across 
metrics and geographies.

100 3-Digit NAICS industries were filtered to 50 
top rated industries.

To further refine the analysis these 50 industries 
were reviewed for their potential suitability to 
the county and compared across metrics and 
geographies.  The result is 12 targeted industries.
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The approach leverages apparent statewide 
strengths in:

•	 Transportation Equipment Manufacturing

•	 Truck Transportation, Logistics, and 
Warehousing

•	 Internet Fulfillment

•	 Data processing and hosting

•	 Administrative and support services

•	 Plastic and rubber product manufacturing 
Industries

A combination of large and contiguous acreage, 
interstate access, access to considerable electricity, 
and a local association with heavy industry lays 
groundwork for consideration of heavy industrial 
opportunities:

•	 Auto assembly

•	 Chemical and plastics processing

•	 Energy production

•	 Metal forging, stamping, and smelting

•	 Mining & mining support services

100
Industries

All 3-Digit 
NAICS

92
Industries

With Private 
Employment in 

Indiana

50
Industries

Top Rated in 
Employment 

Trends 

12
Industries

With High 
Potential Based 
on State, Region, 
& Local Trends
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NAICS Industry Employment 
(2015)

Employment 
LQ (2015)

Change in 
Employment 
(2010-2015)

Employment Compound 
Annual Growth (2010-

2015)

Employment  LQ 
Compound Annual 

Growth (2010-2015)
Tier

212 Mining, except oil & gas 1,676 4.86 959 15.2% 16.6% 1
336 Transportation equipment mfg. 7,529 2.69 1,794 4.6% 2.1% 1
337 Furniture & related product mfg. 7,602 11.51 699 1.6% 2.3% 1
561 Administrative & support services 10,657 0.73 4,278 8.9% 5.7% 1
112 Animal production & aquaculture 615 1.39 247 8.9% 7.3% 1
311 Food mfg. 5,177 1.97 1,171 4.4% 4.1% 1
326 Plastics & rubber products mfg. 4,238 3.54 868 3.9% 2.7% 1
622 Hospitals 8,539 1.01 743 1.5% 1.3% 1
623 Nursing & residential care facilities 7,675 1.34 1,141 2.7% 2.1% 1
211 Oil & gas extraction 109 0.32 37 7.2% 4.4% 2
213 Support activities for mining 214 0.34 199 55.7% 49.3% 2
236 Construction of buildings 4,337 1.74 358 1.4% 0.8% 2
238 Specialty trade contractors 7,228 1.02 665 1.6% 0.7% 2
327 Nonmetallic mineral product mfg. 1,223 1.77 157 2.3% 2.5% 2
334 Computer & electronic product mfg. 24 0.01 9 8.1% 10.0% 2
484 Truck transportation 5,268 2.09 614 2.1% 0.2% 2
485 Transit & ground passenger transportation 599 0.73 293 11.8% 10.2% 2
523 Securities, commodity contracts, investments 459 0.29 127 5.5% 4.2% 2
624 Social assistance 3,657 0.61 1,477 9.0% 3.3% 2
711 Performing arts & spectator sports 418 0.53 412 102.8% 99.2% 2
722 Food services & drinking places 15,736 0.82 1,104 1.2% -1.1% 3
814 Private households 179 0.36 7 0.7% 15.3% 3
221 Utilities 1,468 1.52 -903 -7.7% -7.1% 3
325 Chemical mfg. 3,192 2.27 -667 -3.1% -2.8% 3
423 Merchant wholesalers, durable goods 5,687 1.11 -197 -0.6% -0.9% 3
621 Ambulatory health care services 9,292 0.78 348 0.6% -1.7% 3
541 Professional & technical services 6,936 0.46 -596 -1.4% -3.3% 3

REGIONAL EMPLOYMENT TRENDS ANALYSIS
Southwest Indiana Top Employment Industries
The trends for Southwest Indiana mimic state strengths in manufacturing, with over 1/4 of top industries manufacturing related, and highlight the Region’s 
strength in Mining: nearly 30% of the state’s mining jobs, but less than 10% of the population, are located in the Region.
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Industry Discussion

Mining & Related Support Services
Potential for expansion of mining operations, linked with 
support services

Food Processing
Industry consolidation, new companies emerging, 
production closer to geographic end markets.

Agricultural Production Green houses / vertical farms for higher value produce 

Plastics & Rubber Products 
Manufacturing

Tier 1-2-3  automotive suppliers

Fabricated Metal Product Manufacturing Tier 1-2-3 automotive suppliers

Transportation Equipment 
Manufacturing

Expansion of Toyota Highlander; New electric vehicles

Furniture & Related Product 
Manufacturing

Concentrated in Indiana, with growth in employment

Data Processing & Hosting
Opportunity for server farms connected to considerable 
electrical capacity

Truck Transportation / Warehouse
Growth of 3rd Party Logistics providers, and connected 
to on-going strength of Indiana for manufacturing

Non-store Retailers / Order Fulfillment
Strategic location of Indiana in context with the Midwest 
“mega-region” for warehousing to support internet retail

Hospital / Outpatient Facilities
Emergence of “micro hospitals” and continued growth of 
outpatient centers

Nursing & Residential Care Facilities Alignment with boomer generation pivot into retirement

Mining & Related Support Services	
Mining and utility operations are highly 
concentrated in Southwest Indiana, and Pike 
County in particular.  The analysis points to 
potential for expansion of mining operations, 
which would create corresponding demand for 
support services.  

Food Processing	
Food related manufacturing is in the midst of 
transition, creating opportunities.  Since 2012, 
consumer preferences have shifted in a structural 
way, with greater interest in food safety and 
convenience.  Organic food producers have 
also moved into the mainstream, reducing costs.  
Due to these changes, as well as the broader 
influence of lower commodity prices, there has 
been significant consolidation among mature 
food producers, offset by a wave of new food 
producing companies that are in a growth mode. 
For Pike County, the study points to opportunities 
for food processing facilities.

Agricultural Production
The US is a relatively small producer of 
greenhouse vegetables.  As preferences shift 
and there is a need for modern methods to raise 
food production globally, additional demand 
for greenhouse / vertical farming of higher 
value produce may result.  This may be further 
supported by transportation access improvements 
associated with I-69.

12 TARGET INDUSTRIES
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Plastics & Rubber Products Mfg.	
With EPA fuel economy standards requiring 
automakers to find strategies that make cars 
lighter and stronger, use of plastics in cars has 
only increased.  Southwest Indiana is proximate 
to several major final assembly plants, and 
can expect interest from tier 1-2-3  automotive 
suppliers looking to produce parts.

Fabricated Metal Product Mfg.
Companies in this sector transform metal into 
intermediate and end products, typically involving 
forging, stamping, forming, and machining.  
Automotive (Tier 1-2-3 suppliers) are a likely 
source of demand for fabricated metals.  Demand 
can also originate related to hand tools, hardware, 
structural metals, wire products, machine shops, 
coating and engraving.

Transportation Equipment Mfg.	
While major final assembly plants come along 
rarely, anticipated expansion of existing plants 
is common (Toyota Highlander production in 
Princeton, for example).  Looking to the future, with 
companies such as Tesla looking at a second plant 
to build new electric vehicles, as the automotive 
supply chain gradually pivots to electricity, its 
likely that a new wave of suppliers will be looking 
for locations proximate to plants.

Furniture & Related Product Mfg.	
Furniture manufacturing remains surprisingly 
concentrated in Indiana, and particularly 
concentrated and southwest Indiana, with growth 
in employment.  Jasper, Indiana is a major hub of 
furniture manufacturing in Southwestern Indiana, a 
location proximate to Petersburg.

Data Processing & Hosting	
Opportunity for server farms connected to 
considerable electrical capacity.  Data processing 
is seen as a growth industry linked to expansion of 
internet based shopping.  Proximity to fiber optic 
corridors and access to inexpensive electricity 
have been determinants of location.

Truck Transportation / Warehouse	
Growth of 3rd Party Logistics providers (3PL) 
can be tied to Indiana’s ongoing strength in 
manufacturing, with emphasis on automotive, 
where companies such as Toyota contract with 
3PL’s and parts sequencers to manage the flow of 
parts into a final assembly plant.  

Non-store Retailers / Order 
Fulfillment	
Strategic location of Indiana in context with the 
Midwest “mega-region” for warehousing to 
support internet retail.  Central Indiana has seen 
tremendous growth in demand for warehouse 
space linked to retailers looking for order 
fulfillment support.

Hospital / Outpatient facilities	
Two of the top sectors across Indiana are 
ambulatory health care services and hospitals.  
Specific trends include the gradual emergence of 
“micro hospitals” in smaller communities, as well as 
the continued growth of outpatient facilities.

Nursing & Residential Care Facilities	
Pike County already supports a concentration of 
employment in nursing and social assistance.  With 
expectations for an aging population linked to 
boomer-age retirements, there is an expectation 
that demand for nursing and care facilities will 
grow in towns and cities such as Petersburg, for 
example.
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INDUSTRIAL 
TYPOLOGIES
Any conversation about industrial development 
begins with the reality that  the nature of 
manufacturing and distribution has changed 
fundamentally over the past 10-15 years.  Where 
once heavy manufacturing facilities imported raw 
materials and turned them into finished goods in 
larger integrated plants, today manufacturing is 
an additive process, with products moving through 
several assembly stages, taking place over larger 
distances and involving multiple suppliers, linked 
by increasingly nimble supply chains.  Inventory 
is drastically reduced, and global supply chains 
provide just-in-time delivery of components or 
finished goods.  Inventory is more likely to be 
moving on a truck or container than stored in 
a warehouse, meaning that land use factors 
associated with truck access and trailer parking 
/ storage figure more importantly in site design 
today.  

Growth of the internet has also led to the 
emergence of larger order fulfillment centers run 
by companies such as Amazon and others.  This 
point is magnified by continued growth in internet 
based shopping.  According to the U.S. Census 
Bureau, electronic shopping accounted for more 
than 10% of retail spending in 2012.  Fulfillment 
centers used to be the reserve of catalog 
businesses, but have been reborn for the 21st 
Century.  Based on published reports, companies 
such as Amazon have plans to further expand 
their regional footprint of distribution centers 

to better and more quickly serve local markets. 
These significantly larger distribution buildings 
have significant land requirements (more than 
40 acres), along with considerable impervious 
surfaces for truck parking and employee parking, 
which leads to needs for stormwater management 
as well. 

The typologies reflect a broad array of industrial 
development opportunities, ranging from small 
manufacturing buildings (30,000 SF) up to larger 
distribution and fulfillment centers that cover more 
than 900,000 square feet of improved space.  
Site requirements range from 1-2 acres to more 
than 40 acres.

Wholesale / Service
These industrial buildings can range between 
28,000 SF and 75,000 SF.,   Floor to area ratios 
reflect the needs of specific users, with a range 
between 0.25 and 0.31.  Building clear ceiling 
heights ranging from 14 to 24 feet. Typical users 
include wholesale and service businesses, more so 
in urban areas.  Many have a retail component, 
that can drive more parking.  Typical uses can 
range from coffee roasters to kitchen supply 
stores, hotel laundry services, uniform companies, 
etc.

Employee / patron parking requirements tend to 
increase with wholesale and service businesses.  
Truck impacts are modest, with daily deliveries 
by UPS or FEDEX.  Limited need for on-site truck 
parking.

MANUFACTURING / FINAL ASSEMBLY
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area ratios reflect the needs of specific users, with 
a range between 0.25 and 0.31.  Building clear 
ceiling heights ranging from 14 to 24 feet, unless 
there is a warehousing requirement.  Typical users 
include light manufacturing and assembly.  In the 
Automotive space, tier 1 suppliers are a main 
driver of demand, with space requirements linked 
to the nature of the production process within 
the building.  Employee, truck parking, and dock 
requirements tend to increase significantly with 
buildings larger than 100,000 SF.  

Flex – Office / Warehouse
Flex space is the most common building type for 
speculative projects.  As its name would suggest, 
it is the most flexible option for multi-tenant 
accommodations and tenants that do not build-to-
suit.  The variety of uses for flex space includes 
office, distribution, light manufacturing, showroom 
(furniture, textiles, equipment, etc.), laboratories, 
or other research and development functions; 
larger buildings are used by freight forwarders.  
Speculative flex projects are typically one-story 
and range up to about 100,000 square feet.  
Larger, more often owner occupied or build to suit 
flex buildings can be up to 400,000 SF.  Given 
the variety of tenant needs, demising partitions 
for subdivisions and office build out can change 
frequently. Often, tenants opt for approximately 
25% office space.  Flex projects can be built on 
an infill basis, in part because the larger office 
build-out percentage typically drives higher rents 
compared to pure distribution or warehouse uses.

Owner-occupied buildings are more likely to see 
smaller floor area ratios (FAR) initially, as the 
owner will likely purchase a larger site to allow 
for future expansion.  Floor area ratio is the 
relationship between the usable floor area of a 
building as compared to the total area of the lot.

Manufacturing / Final Assembly
These buildings can range between 75,000 SF and 
over 1 million SF.  Larger owner-occupied buildings 
can exceed 100,000 to 200,000 SF.   Floor to 

FLEX – OFFICE / WAREHOUSE
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Warehouse Distribution
These industrial buildings can range between 
250,000 SF and 500,000 SF, with land 
requirements of between 15 and 20 acres.  Floor 
to area ratios reflect the needs of specific users 
along with plans for future expansion / future 
phases, but can range between 0.23 and 0.5. 
Many accommodate highly automated systems, 
with computerized cranes and standardized 
racks.  Ceiling heights link with automated 
automatic sort and retrieval systems.  Facilities are 
geared toward storage of high volume goods in 
standardized packaging (books, electronics, etc.).  
With a high ratio of loading docks, these facilities 
can generate truck impacts are significant, along 
with greater need for trailer parking areas.  Rail 
access can be an important consideration.

WAREHOUSE DISTRIBUTION
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Warehouse Distribution  Fulfillment 
Center
Property attributes generally include:

•	 The concept is a fulfillment center, but Amazon 
is the exception rather than the rule.

•	 Significantly more car parking for employees, 
along with truck trailer storage

•	 Generally single-tenant occupancy

•	 Racking and conveyors throughout the building

•	 Tend to locate in lower cost locations

WAREHOUSE DISTRIBUTION  FULFILLMENT CENTER
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From our position, the master plan is happening 
at the most opportune time because Bowman 
Family Holdings has begun marketing the 
megasite and having a master plan for 
the site and the adjacent I-69 interchange 
areas provides our prospective tenants with 
assurances that their pending investment in 
our community is protected.  This marketing 
effort comes after considerable time and 
resources have been put into a partnership 
that harnesses public and private investments, 
political leadership and contributions and 
support from utility partners.  Additional steps 
have been taken to receive state recognized 
site certified shovel ready designations, 
establish Economic Revitalization Areas (ERA), 
and create Tax Increment Finance (TIF) districts 
to assist with business recruitment and fully 
leverage our local economic development 
toolbox in conjunction with the Indiana 
Economic Development Corporation (IEDC).  

John Mandabach
Bowman Family Holdings

MASTER PLAN
The interchange area master plan creates a 
development district that provides opportunity 
for employment generating businesses while 
planning for infrastructure improvements and 
protecting natural resources. The design concept is 
intended to communicate a desired development 
form. Future land use descriptions are provided 
to detail the mixture, intensity, and character of 
desired development.  Transportation and utility 
infrastructure improvements and expansions that 
are needed to support this development form are 
then identified in greater detail.

The master plan area is designed as an 
employment district comprised predominantly of 
light industrial, heavy industrial, and warehousing 
uses.  The conceptual layout plan creates a 
number of potential development sites at varying 
scales, ranging from over 300 acres for a single 
manufacturing or production use, down to smaller 
five acre light industrial sites, one acre restaurant/
retail sites, and smaller single-family residential 
lots.  Generally, smaller commercial sites are 
located adjacent to the interchange along SR 
56/61.  Shared frontage and rear access roads 
have been designed to minimize curb cuts onto the 
state route.  The area north of the interstate, closer 
to the City of Petersburg and already served by 
city utilities, incorporates a variety of housing 
types.  Ranging from multi-family apartments to 
townhomes and detached single-family residences 
on smaller lots, these new units should help to 
stabilize the community population and provide 
for greater housing choice in the market.  

West of the interchange, several large industrial 
operations are depicted on sites adjacent to the 
Indiana Southern rail tracks and Ashby Yards.  
Additional supporting industries may be able to 
infill sites along Meridian Road, SR 57, and CR 
300 N.  Improvements to the transportation system 
in this area will be required along Meridian Road 
and CR 300 N.

South of the interchange, the Pike Crossing and 
Generation Springs sites include a range of 
office/warehouse flex and light industrial uses.  
These areas have been organized around the 
existing transportation system, natural features, 
and topography.  The Pike Crossing site is a blank 
slate that could be subdivided into a number of 
configurations.  The rendering depicts smaller 
sites closer to SR 56/61 with larger warehouse 
distribution businesses to the east.  The large 
acreage and flexibility of this area is a unique 
advantage.  If market conditions dictate, some of 
the larger sites could be subdivided into industrial 
parks with lots between 5 and 25 acres.  Additional 
roadways will need to be constructed within Pike 
Crossing to serve new development.  Connections 
to the east and SR 356 have also been included to 
provide an east-west truck route that bypasses the 
City of Petersburg.  Within Generation Springs, 
the old haul road will be improved and serve as 
the central thoroughfare.  An additional connector 
from CR 300 N to the haul road provides access 
to several development sites and provides an 
additional access point for emergency services.

East of Pike Crossing, on the lands surrounding the 
numerous lakes south of the interstate, 38 homes 
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are depicted on lots ranging from three to five 
acres.  This area has been laid out to maximize 
lake front parcels while ensuring lot sizes are large 
enough to handle residential drinking wells and 
on-site septic systems.  Each subarea is described 
in more detail on the following pages. 

Interchange - North
The area north of the I-69 and SR 61 interchange 
should include a mixture of commercial uses such 
as restaurants, hotels, gas stations, variety stores, 
and other retail businesses to serve Petersburg 
residents, the local workforce, and interstate 
travelers.  These commercial uses should be located 
closest to the interstate and along the SR 61 
frontage and supported by a range of residential 
development types.  Medium density residential 
development should be used to separate the 
commercial areas closer to the interchange from 
single-family residential development farther 
from the interchange.  County Road 400 N will 
be supported by additional new roads to serve 
growth and development in this area.  Sidewalks 
and multi-use trails should be included in new 
developments to create multimodal connections 
between residential and commercial areas as well 
as to Prides Creek Park and downtown Petersburg.

Pike Crossing
The south interchange area includes existing 
residential development and holds tremendous 
opportunity as a new employment center not only 
for Petersburg and Pike County, but Southwest 
Indiana as a whole.  The Entrepreneurship & 
Technology Center of Pike County, to be located 
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just south of the interchange on the west side of 
SR 61, will help frame a gateway to this district.  
Opportunities for additional retail development 
are present on the east side of SR 61, just south 
of the interchange, with access to either SR 61 or 
the planned County Road 350 N upgrade and 
extension.  Manufacturing, warehousing, logistics, 
and other industrial uses of varying scales and 
intensities can be accommodated between the 
interstate and County Road 300 N.  Smaller sites 
could be created in a business or industrial park 
setting closer to SR 61 while larger footprint uses 
can be accommodated on large parcels to the east.  
Access to the Brenton Family Cemetery, located 
central to this area and just south of E CR 350 N 
should be provided with signage identifying this 
cultural asset. Additional road upgrades to CR 
300 N and CR 175 E will be required in addition 
to internal access roads and drives.

Generation Springs
As an Indiana Site Certified-Silver Tier site, 
Generation Springs is primed for a combination of 
manufacturing, warehousing, logistics, and other 
industrial uses in a park like setting.  Existing tree 
stands, topography, and the haul road alignment 
are used to organize a variety of sites, ranging in 
size from 4 acres to 60 acres.  Individual sites as 
well as internal roads can be accessed from CR 
300 N, SR 61, and CR 75 E.

GENERATION SPRINGS DETAIL
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My company wholeheartedly supports the 
master planning efforts that Pike County has 
undertaken.  Like many other businesses, we 
realize that our economic development efforts 
must start with a market based plan that 
leverages our existing assets while focusing on 
emerging opportunities that fit strategically 
within our targeted industries.  

Jim Gaskins
Sisson Steel

Indiana Southern Sites
Two large areas adjacent to the Indiana Southern 
railroad have been identified to attract medium 
to heavy industrial, rail transportation users.  
The northernmost of these areas is bounded by 
Meridian Rd. to the east, SR 57 to the west, CR 
400 N to the north, and CR 300 N to the south.  The 
parcels west of the railroad could be organized 
with frontage and vehicular transportation access 
to SR 57 and rail access to the east.  The parcels 
east of the railroad in this sub-area are heavily 
impacted by the 100 year flood plain, and as 
such, may be more costly to develop.  Generally, 
less intense industrial operations should be located 
closer to the City of Petersburg and Meridian Rd.  
The southernmost rail adjacent site in the master 
plan area is between the Indiana Southern tracks 

and Interstate 69.  Vehicular access to this sub-
area would come via Meridian Rd./Line Rd.  With 
over one mile of rail frontage, this site could 
accommodate some of the heaviest industrial 
users, and as such should be preserved in large 
tracts.  Development in either of these rail sites 
will require improvements to CR 300 N.
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Residential Northeast
The northeast portion of the master plan area 
has been designated for low density residential 
development.  The area east of the interstate and 
south of SR 356, has the potential for a range of 
single family developments including higher end 
homes on lake front parcels, larger lot homes on 
what is currently agriculture land, and traditional 
subdivisions.  The existing natural amenities in this 
area should be protected and used to promote 
development here.  Given the relative distance 
to existing sewer and water utilities, shorter term 
residential development in this area will likely be 
served by on-site well and septic systems.  The 
recommended larger lot sizes are conducive 
to these needs.  An expanded transportation 
network will be required through this area with 
connections to both CR 175 E and SR 356.  North 
of the interstate and east of Prides Creek Park, 
land is available on either side of CR 175 E for 
single family residential subdivisions.  However, 
given the location and lack of existing utilities, it 
is anticipated this area will not develop until after 
the Interchange – North area and subsequent 
utility extensions along CR 400 N.  In the interim, 
this area should remain in agriculture use.  
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This master plan is very important to the City 
of Petersburg because it aids us in attracting 
capital investments and job growth which adds 
new tax base lessening the burden of local 
government.  Furthermore this effort will also 
provide us with a land use plan that we will 
utilize when considering the future deployment 
of utilities and other infrastructure supporting 
economic growth. 

Mayor RC Klipsch
City of Petersburg

LAND USE
The land use framework plan for the interchange 
area is the map to guide future development.  
It physically represents the vision and goals 
established during the planning process and 
provides the context for future decision-making 
in regard to development and changes in zoning.  
Sound land use planning promotes fiscally 
responsible growth, balances a compatible mix of 
uses, ensures a quality of life for area residents, 
and helps create a strong tax base.  The objectives 
of the land use framework are to: 1) ensure that 
development within the master plan area takes 
place in an orderly and complimentary fashion, 
and 2) ensure that the necessary facilities and 
infrastructure needed for future development 
have been or will be provided for.    

The future land use framework was created 
through examination of existing land use patterns, 
environmental conditions, the transportation 
network, zoning, and stakeholder input.  This map 
should not be confused with zoning.  While land 
use and zoning are related, they serve separate 
functions.  Land use describes the activity that 
occurs on the land, single-family residential for 
example.  Zoning then regulates the character, 
building size, density, and other development 
standards of that land use activity.  The land 
use framework map is intended to be general 
in nature and not based on specific property 
lines.  This allows some development flexibility 
and interpretation on a project by project basis 
while still establishing the foundation by which to 
make judgments on the appropriateness of future 
development petitions.

Additionally, development character is just as, if 
not more important than individual land use.  For 
this reason, the future land use designations and 
supporting imagery on the following pages aim 
to include descriptions of desired character and 
intensity in addition to land use mixes.  More so 
than specific use, character creates the overall 
image of the community and influences the 
attitudes of residents, visitors, and the business 
community. 
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FUTURE LAND USE FRAMEWORK
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Light Industry / Warehouse Flex
These areas are primarily comprised of lower intensity manufacturing, 
warehousing, research and development, and office uses.  Building types 
may include both large footprint users with multi-story buildings on large 
parcels or groups of smaller structures in a business park setting. Light 
industrial uses conduct nearly all operations within a closed building and do 
not have extensive outdoor storage areas or operations.  When potential 
conflicts between uses may occur, buffering and landscaping should be used 
to minimize these impacts.  Where areas are subdivided for development 
of an industrial or business park, opportunities for shared open space and 
stormwater management should be explored.  Flex areas may include limited 
commercial support uses, but these should be as a secondary element that 
follows the industrial or office development.
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Heavy Industry
More intensive manufacturing and industrial uses that may involve the 
processing of raw materials.  Heavily industrial uses often involve outdoor 
operations and material storage.  This district requires standards to ensure 
the protection of public safety, community character, and compatibility with 
neighboring uses.   For sites utilizing outside storage and/or processing, 
increased amounts of buffering and/or setback should be required.  These 
areas should be located along rail and roadway corridors with the capacity 
to handle the necessary volumes of truck traffic and be built out in a planned 
manner so as to maximize investments in public infrastructure systems.
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Commercial
Concentrations of commercial uses generally oriented to automobile access, 
including retail, restaurant, personal service, office, hotel, and automobile-
related uses.  Businesses may be concentrated within shopping centers, 
developed as outlots, or as stand-alone parcels.  These developments may 
be designed to serve residents, the local workforce, and/or travelers along 
Interstate 69.  Where appropriate sidewalks and multi-use trails should be 
included to create bicycle and pedestrian connections between residential and 
commercial areas as well as to Prides Creek Park and downtown Petersburg.
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Low Density Residential
Low density residential areas are generally characterized by single family 
homes on larger lots.  New development should be designed around natural 
features to highlight lakes, streams, forested areas, hillsides and hilltops.  Lot 
sizes under two acres should be served by municipal sewer and water utilities.  
Lots over two acres may utilize on-site septic or other sewer treatment systems 
and private groundwater wells.  In addition to existing residential development 
in these areas, limited institutional and recreation uses may also be present.
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Medium Density Residential
Medium density residential development is characterized by single family 
homes on smaller lots or multiple primary structures or units per lot.  Common 
forms include apartments, condominiums, and town homes.  Medium density 
single family developments may be in the range of 4 to 10 units per acre.  
New medium density development should have walkable, well-connected 
street systems that link to surrounding neighborhoods and nearby destinations.  
These areas must be served by public utilities.
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Agriculture & Food Processing
Lands that are sparsely populated and used primarily for farmland, raising 
of livestock, food processing facilities, and single family homes associated 
with agriculture use.  Food processing uses may require special considerations 
for truck traffic, material storage, and mitigating potential impacts to 
neighboring properties.  Generally, these areas will utilize on-site services 
where public utilities are not available.
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Woodlands
These areas are intended for the preservation of natural features and 
environmentally sensitive lands as well as the provision of passive and active 
recreation spaces.  Conservation of floodplains, hillsides, and hilltops has 
an inherent long-term value.  However, most of the woodland areas are on 
private property and as such may be harvested for timber or removed to 
accommodate new development.  Where possible, new development should 
be designed to minimize disruption of existing habitats and natural features.
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Floodplain
While not specifically a land use, the floodway and flood hazard areas have 
been identified on the land use framework map to help inform thoughtful 
planning decisions regarding responsible development.  The flood hazard 
area is the area that is susceptible to being inundated by a flood event 
having a 1-percent chance of being equaled or exceeded in any given year.  
This is sometimes referred to as the base flood or 100-year floodplain.
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TRANSPORTATION
An area’s transportation network plays a central 
role in supporting and maintaining economic 
success and quality of life. If goods, services or 
people cannot move effectively and efficiently 
through an area the economic, environmental 
and social well-being of the area are impacted 
making it less desirable to new or expanded 
businesses. As a part of the planning process, the 
transportation network has been viewed as a key 
component to the success of the master plan area 
and overall goals of the project. 

The transportation network and land use framework 
presented in this plan are highly interconnected. 
The proposed land use plan was developed 
around existing corridors and the opportunities 
each offered. By using the existing transportation 
system to inform the proposed land use planning 
process, future infrastructure investments can 
be done in support or encouragement of new 
development projects. 

The recommendations discussed in this section 
represent an integrated vision that will allow for an 
increase in development while maintaining safety, 
connectivity and mobility throughout the study 
area. It is recommended that whenever possible, 
Pike County and the City of Petersburg leverage 
local resources to pursue additional funding 
opportunities with the Indiana Department of 
Transportation (INDOT) Local Public Agency 
Programs, such as the Community Crossings 
Matching Grant.

Access Management Considerations
Access management is the systematic control 
of location, spacing, design and operation of 
driveways, median openings, interchanges and 
street connections to a roadway. By implementing 
access management tools, a safer, calmer 
transportation system can be created. Access 
management seeks to limit and consolidate 
access along major roadways, while promoting a 
supporting street system and unified access and 
circulation system for development. The result is 
a roadway that functions safely and efficiently 
for its useful life, and a more attractive network 
of corridors.  While the existing alignment and 
location of the road corridors and intersections 
can be modified to accommodate the projected 
development expansion, several new roads, 
intersections and driveways will be needed as 
parcels are developed. These new transportation 
amenities should include access management 
solutions in order to create a safe, efficient 
transportation system. A variety of access 
management solutions can be utilized within new 
development and are discussed in the following 
sections.

Raised medians: Raised medians provide several 
positive traffic flows, safety and aesthetic benefits. 
They physically separate opposing traffic streams, 
and they limit the locations where conflicting 
movements can be made across those main traffic 
streams. Raised medians provide a location for 
deceleration and storage of left turning vehicles 
that removes them from the through traffic stream. 
They also provide a refuge for pedestrians 
crossing the street. 
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FUTURE TRANSPORTATION FRAMEWORK
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Signal spacing: Signalized intersections often 
determine the level of service and quality of 
overall roadway operations. New and proposed 
traffic signals should be placed and timed 
accordingly so that traffic can move through each 
signal at an appropriate speed. 

Non-Signalized Intersections and Curb Cuts: 
Non-signalized spacing of cross streets also 
greatly affects the safety and efficiency of a 
roadway. Separating non-signalized connections 
simplifies the drive workload and helps reduce 
the risk of collisions. Throughout the study area 
additional curb cuts for parking and business 
entries should be consolidated so that an efficient 
flow of traffic is achieved. 

Left Turn Lanes: Left turn lanes are an important 
access management measure because they allow 
left turning vehicles to be separated from the 
through traffic. This helps to reduce delays and 
traffic backups that cause lane changing and rear 
end collisions. In areas of new development, left 
turn lanes could be incorporated along county 
roads so that traffic entering development sites 
does not impede the general circulation pattern.

Frontage and Rear Access Roads: Frontage 
and rear access roads help to relieve congestion 
on corridors in two ways. They allow for the 
consolidation of driveways, thereby removing 
conflicts on the main road and they reduce traffic 
volumes on the main road for short trips between 
nearby uses.

Cost Opinions
Planning level cost opinions have been developed 
for the recommended roadway constructions and 
reconstructions identified on the transportation 
framework map.  These costs are preliminary; 
as specific improvements are pursued more 
detailed cost estimates should be prepared 
before financing is acquired to ensure that final 
budgets are not exceeded.  The cost opinions 
include construction, design and inspection fees.  
All roadways are assumed to consist of two, 12-
foot travel lanes.  The baseline costs include open 
stormwater conveyance systems and no pedestrian 
facilities.  The total cost of baseline roadway 
improvements is $23,559,600.  If the open 
stormwater conveyance system was replaced with 
piped infrastructure and two, 5-foot pedestrian 
sidewalks or one, 10-foot multi-use path was 
added to each roadway improvement, the total 
cost would be $30,386,000.  This cost reflects 
an approximate $115 per linear foot increase 
for the roadway given these improvements.  The 
baseline cost estimate is included in the table on 
the next page.
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Description Quantity Unit Unit Price Total
CR 300 N: SR 57 to SR 56/61  $3,396,000 

Roadway (Two 12-foot lanes, drainage swales) 8600 LF  $360  $3,096,000 

Bridge - Minor 1 EA  $300,000  $300,000 

E CR 350 N: SR 56/61 to CR 175 E  $2,736,000 

Roadway (Two 12-foot lanes, drainage swales) 7600 LF  $360  $2,736,000 

CR 175 E: CR 300 N to I-69  $2,044,000 

Roadway (Two 12-foot lanes, drainage swales) 5400 LF  $360  $1,944,000 

Culvert 2 EA  $50,000  $100,000 

CR 300 N: SR 56/61 to CR 175 E  $2,404,000 

Roadway (Two 12-foot lanes, drainage swales) 6400 LF  $360  $2,304,000 

Culvert 2 EA  $50,000  $100,000 

Meridian Rd: CR 300 N to Southern Terminus  $1,655,600 

Roadway (Two 12-foot lanes, drainage swales) 4460 LF  $360  $1,605,600 

Culvert 1 EA  $50,000  $50,000 

N CR 75 E: SR 56/61 to Haul Road  $614,000 

Roadway (Two 12-foot lanes, drainage swales) 1150 LF  $360  $414,000 

Culvert 1 EA  $50,000  $50,000 

Intersection Improvement 1 EA  $150,000  $150,000 

Generation Springs Haul Road: N CR 75 E to 1/4 mile east of I-69  $1,238,000 

Roadway (Two 12-foot lanes, drainage swales) 3300 LF  $360  $1,188,000 

Culvert 1 EA  $50,000  $50,000 

New Road A: CR 300 N to Haul Road  $2,264,000 

Roadway (Two 12-foot lanes, drainage swales) 3400 LF  $360  $1,224,000 

Bridge - Major 1 EA  $1,040,000  $1,040,000 

New Road B: CR 350 N to SR 356  $2,429,200 

Roadway (Two 12-foot lanes, drainage swales) 6470 LF  $360  $2,329,200 

Culvert 2 EA  $50,000  $100,000 

New Road C: CR 175 E to SR 356  $1,388,400 

Roadway (Two 12-foot lanes, drainage swales) 3440 LF  $360  $1,238,400 

Culvert 3 EA  $50,000  $150,000 

New Road D: CR 300 N to CR 350 N  $961,200 

Roadway (Two 12-foot lanes, drainage swales) 2670 LF  $360  $961,200 

New Road E: CR 300 N to CR 350 N  $961,200 

Roadway (Two 12-foot lanes, drainage swales) 2670 LF  $360  $961,200 

New Road F: CR 350 N to New Road E  $1,468,000 

Roadway (Two 12-foot lanes, drainage swales) 3800 LF  $360  $1,368,000 

Culvert 2 EA  $50,000  $100,000 

TOTAL  $23,559,600 

TRANSPORTATION COST OPINIONS
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INFRASTRUCTURE
The Utility Master Plan (UMP) for the project area 
includes the following:

•	 Identifying existing water and wastewater 
utilities near the planning area

•	 Analyzing projected land use and 
transportation framework determined through 
the steering committee and planning process, 
and

•	 Assisting in options development and 
recommendations that address system and 
utility needs for projected build out of the 
planning area.

Existing conditions mapping was obtained from 
water and wastewater utility providers and 
incorporated into a Geographical Information 
System (GIS) which was subsequently used in 
development of the UMP.

WATER WORKS 
FACILITIES
EXISTING CONDITIONS
This section describes existing conditions of public 
water supply facilities near the Pike County EDC 
planning area.  Public water supply in the Pike 
County EDC planning area is provided by the City 
of Petersburg, Pike-Gibson Water, Inc., and the 
Otwell Water Corporation.  The Water Works 
component of the master plan is intended to assist 
officials in facilitating orderly growth of the water 

system and for providing adequate facilities to 
support expectations for service.

A map of the existing water distribution system 
is included with this report.  The existing water 
distribution system installed within or near the 
planning area is more specifically described as 
follows:

1.	 City of Petersburg – The City has several 
water mains near or within the planning area.  
There is a 10-inch water main on both the 
north and south sides of I-69 along State 
Road 56/State Road 61 (SR 56/61).  This 
10-inch main extends through the heart of the 
planning area along SR 56/61.  There are 
also existing 4-inch and 6-inch water mains 
along Line Road.  The 4-inch water main 
along Line Road terminates at the intersection 
of Line Road and County Road 300 North (CR 
300 N).  A 4-inch water main runs east along 
CR 300 N from I-69 to the intersection with SR 
61.  This main does not go under I-69.

Midwestern Engineers, Inc. is currently 
assisting the City of Petersburg with water 
utility master planning.  A Preliminary 
Engineering Report (PER) has been supplied 
to the City of Petersburg and an application 
made to USDA-RD for proposed water 
system improvements.  The PER is currently 
under review.  Proposed improvements consist 
of a new water treatment plant, two new 
wells in the City’s wellfield, distribution main 
improvements in city limits, rehabilitation of 
the City’s two elevated water storage tanks, 
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WATER WORKS MASTER PLAN - EXISTING CONDITIONS
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and a new elevated water storage tank 
south of the planning area along the SR 61 
corridor.  The proposed new elevated water 
storage tank would be located along SR 61 
near the intersection of County Road 100 
E.  The site has a favorable elevation of 
approximately 550 feet which would require 
a tank height of approximately 120 foot to 
overflow to match the City’s existing pressure 
plane.  The new water treatment plant will 
be designed to be expandable for future 
growth and development in this area.  There 
is also additional capacity in the White River 
Outwash Aquifer.

2.	 Pike-Gibson Water, Inc. – Pike-Gibson also 
has several water mains near or within the 
planning area and more specifically serves 
portions of the south and west sides of the 
planning area.  There is an 8-inch water main 
along State Road 57 (SR 57) that begins 
south of the SR 57 and CR 400 N intersection.  
The 8-inch main extends through the planning 
area and continues running south along SR 57.  
There is also an existing 6-inch water main 
that begins at the intersection of SR 57 and 
Cart Road and continues running west along 
Cart Road.  There are also several runs of 
2-inch and 3-inch water main located on the 
south and west sides of the planning area.  

3.	 Otwell Water Corporation – Otwell Water 
Corporation serves portions of the north and 
northeast sides of the planning area.  There 
is an existing 3-inch water main that begins 
between SR 61 and I-69 on CR 400 N and 

continues north between Prides Creek Lake 
and CR 175 E until its intersection with SR 
356.  There is also an existing 4-inch water 
main that runs east-west along SR 356 west 
of I-69.  The water main continues on the east 
side of I-69 along CR 475 N in this area.  
There are also small portions of 3-inch and 
4-inch water main along SR 356 east of I-69.  

WATER DEMAND
A key to any utility master planning project is an 
understanding of current and future demands of 
the facilities.  For public water supply planning, 
this requires a sound, reliable projection of future 
population, and an understanding of land use and 
development trends occurring within the service 
area.  An important goal for community leaders 
will be the implementation of development policies 
which have a positive impact upon residential 
growth and commercial and industrial trade while 
promoting coordinated use of available land.

With regards to municipal infrastructure and 
public water supply, population forecasting plays 
an important role in planning for the future.  Sound 
capital improvements programs are dependent 
upon realistic projections to ensure that the needed 
facilities are in place in a timely manner.  Failure 
to plan properly can lead to water shortages 
and development delays due to the lack of the 
necessary infrastructure.

The recently completed PER for the City of 
Petersburg details the existing system design and 
capacity, and recommends upgrades through 
the system for a 20-year planning period. This 
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PER is included in the appendix sections of this 
study. The Petersburg PER considered a moderate 
amount of development to take place near the 
I-69 interchange, including average water usage 
of up to 500,000 gallons per day. The PER 
proposes improvements to meet a projected peak 
demand of 2.21 million gallons per day, which 
includes the demand which Petersburg is currently 
contractually obligated to sell to Pike Gibson 
Water, Inc. The improvements recommended in 
the Petersburg PER consist of construction of new 
supply wells, construction of a new water treatment 
plant, a new 750,000 gallon elevated storage 
tank south of I-69, and several distribution system 
improvements.

This utility master plan addresses significant 
industrial and residential development beyond 
that which was addressed in the Petersburg 
PER. The development proposed in this master 
plan includes about 1,600 acres of industrial 
development, and an additional 500 acres of 
residential and commercial development. A 
difficulty in projecting future demands from the 
proposed industrial areas is that specific industrial 
usage has not been proposed, and industrial 
water needs can vary dramatically between 
differing usages. For example, warehousing 
operations require significantly less water than a 
food processing facility.

For this planning study, water demand due to 
new development has been projected to be 360 
gallons per minute, or about 520,000 gallons 
per day, distributed throughout the planned 
development area. This represents moderate 

usage for industrial development. If development 
interest comes from industries with higher water 
usage requirements than the recommendations of 
this master plan, the conceptual layout will have to 
be re-evaluated to ensure the ability to provide 
the necessary volume of water without adverse 
effects to other customers of the water system.

This master plan also accounts for fire flow 
demands. Fire flow demands represent the ability 
of a water system to deliver a large volume of 
water to a concentrated point for the purpose 
of fire suppression. Because fire flows represent 
extremely high usage in a short period, they often 
dictate the design of the distribution system, and 
the necessary storage tank size. This master plan 
considers a fire flow of 3,000 gallons per minute. 
This is a recommended fire flow for industrial 
developments.

RECOMMENDATIONS
The included water map shows the proposed 
layout of water mains that will be necessary 
to serve the proposed development area and 
provide fire flows of 3,000 gallons per minute 
throughout the planning area. The proposed water 
mains are all 12-inch, and are laid out following 
the existing and proposed transportation system, 
mainly along existing county roads. 12-inch mains 
are necessary to provide the required fire flows 
throughout the proposed development area. If 
proposed developments would change the layout 
of the road network then the exact location of the 
proposed lines would require modification. The 
following paragraphs describe the location of the 
proposed mains.



|  Pike County Interchange Area Master Plan94

WATER WORKS MASTER PLAN - PROPOSED CONDITIONS



Pike County Interchange Area Master Plan  |  95

Proposed mains west of I-69 begin with a 
reinforcement main near the west tank. This main 
begins at Pike Avenue and Whitelock Drive and 
continues south, following State Road 57 to the 
southern end of the planning study before turning 
east along County Road 150 N and then north 
paralleling I-69 to CR 300 N where it meets an 
existing 4-inch line coming south from Petersburg. 
On CR 300 N a proposed main extends from SR 
57 east and meets the proposed line from the 
south and then continues under I-69 to the east 
side of the freeway, meeting the existing 10-inch 
main on SR 56/61 and other proposed mains.

North of I-69 a proposed main extends east 
from SR 56/61 along CR 400 N to I-69, where 
it passes beneath the interstate and continues 
south along CR 175 E to CR 350 N. At this point 
future low density residential to the east would 
tie into the proposed mains, and a specific layout 
would be generated for the residential area. A 
proposed main continues west along CR 350 N for 
one half mile, then turns south for one quarter mile 
before continuing west to SR 56/61. A proposed 
main runs north-south along CR 75 E, connecting 
the east-west mains with the existing 10-inch main 
and continuing to serve the proposed development 
area to the south.

The proposed 750,000 gallon tank is located on 
SR 56/61 near the intersection with CR 100 E. 
The proposed layout requires a reinforcing line 
parallel to the existing 10-inch main from the tank 
to CR 75 E to ensure that fire flow demands can 
be met throughout the proposed area.

When the proposed water mains are installed it will 
be necessary to strategically locate fire hydrants 
for fire suppression and system maintenance. It is 
recommended that within residential areas fire 
hydrants be placed at no more than 500 foot 
intervals. In industrial areas, it is recommended that 
specific site design be considered to ensure that 
fire hydrants provide appropriate coverage of all 
structures, and that structures have integrated fire 
suppression systems with dedicated water supply 
lines.

APPLICABILITY
Recommendations made to the City of Petersburg 
in the PER would expand plant capacity to 
match the estimated peak day demand of 2.21 
million gallons, while the average daily demand 
would raise to 1,585,000 gallons. The PER 
considers a daily average demand in the Pike 
County EDC planning area of 500,000 gallons. 
Any development in the planning area greater 
than anticipated within this study may require 
additional water sources and treatment facilities.

The new elevated storage tank will increase system 
storage capacity to 1,850,000 gallons. Storage 
is recommended to be between 1 and 2 days 
average system usage plus fire flow demands. 
Fire flow is required for a minimum of 2 hours, 
resulting in a required storage volume of 360,000 
gallons (3,000 gallons per minute x 120 minutes) 
in addition to the 1,585,000 gallons average 
daily usage found in the PER. Based on this, the 
storage volume will also not be adequate for 
expansion beyond the 500,000 gallons per day 
already accounted for in the PER. Full build-out 
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of the proposed development area with industrial 
users will require additional water storage if 
average usage above 500,000 gallons per day 
is achieved in the planning area or if existing 
customers, such as Pike Gibson Water, require 
additional capacity. If this occurs the White River 
Outwash Aquifer system has additional capacity 
and the City of Petersburg’s new water treatment 
plant is expandable.

PRELIMINARY COST ESTIMATES
Cost estimates have been prepared for the 
installation of proposed water mains in the 
planning area. These costs are preliminary, and 
should only be used for early planning processes. 
If these improvements are pursued more detailed 
cost estimates should be prepared before 
financing is acquired to ensure that final budgets 
are not exceeded. The following construction cost 
estimates include the installation of water main, 
including bores underneath I-69 and the railroad, 
necessary appurtenances, and replacement 
of surfacing. These costs do not include non-
construction costs, or installation of fire hydrants, 
as it is assumed that hydrants will not be placed 
until specific site plans are approved to ensure 
necessary coverage of the proposed structures.

The total estimated construction costs for the 
proposed water mains is $8,360,000. If future 
average demands exceed 250,000 gallons per 
day then additional costs would be incurred to 
expand the water supply, treatment, and storage 
capacities of the Petersburg water system.

Item No. Description Quantity Unit Unit Price Total

NORTH OF I-69

1. WATER MAIN- CR 400 N FROM SR 61 TO I-69 BORE 6,500 L.F.  $100.00  $650,000.00 

2. I-69 BORE 500 L.F.  $400.00  $200,000.00 

SOUTHEAST OF I-69

1. WATER MAIN- I-69 BORE TO LOW DENSITY RESIDENTIAL 2,800 L.F.  $100.00  $280,000.00 

2. WATER MAIN- SITE ROAD FROM RESIDENTIAL TO CR 75 E 6,700 L.F.  $100.00  $670,000.00 

3. WATER MAIN- SITE ROAD FROM CR 75 E TO SR 61 1,300 L.F.  $100.00  $130,000.00 

4. WATER MAIN- CR 75 E FROM SITE ROAD TO CR 300 N 1,400 L.F.  $100.00  $140,000.00 

5. WATER MAIN- CR 75 E FROM CR 300 N TO SR 61 1,000 L.F.  $100.00  $100,000.00 

6. WATER MAIN- CR 75 E FROM SR 61 S. TO DEAD END 4,600 L.F.  $100.00  $460,000.00 

7. WATER MAIN- SR 61 FROM CR 75 E TO PROPOSED TANK 5,000 L.F.  $100.00  $500,000.00 

8. WATER MAIN- CR 300 N FROM CR 75 E TO I-69 BORE 3,500 L.F.  $100.00  $350,000.00 

9. I-69 BORE 500 L.F.  $400.00  $200,000.00 

WEST OF INTERSTATE - NEW MAIN

1. WATER MAIN- MERIDIAN RD FROM CR 300 N TO PIKE GIBSON 10,600 L.F.  $100.00  $1,060,000.00 

2. WATER MAIN- CR 300 N FROM MERIDIAN ROAD TO SR 57 5,700 L.F.  $100.00  $570,000.00 

3. RAILROAD BORE 400 L.F.  $300.00  $120,000.00 

WEST TANK REINFORCEMENT

1. WATER MAIN- SR 57 S SECTION 8,600 L.F.  $100.00  $860,000.00 

2. RAILROAD BORE 400 L.F.  $300.00  $120,000.00 

3. WATER MAIN- SR 57 N SECTION 5,700 L.F.  $100.00  $570,000.00 

4. WEST TANK REINFORCEMENT MAIN 2,900 L.F.  $100.00  $290,000.00 

 SUBTOTAL  $7,270,000.00 

 CONSTRUCTION CONTINGENCY (15%)  $1,090,000.00 

 TOTAL EST. CONSTRUCTION COST  $8,360,000.00 

NORTH OF I-69 7,000 L.F.  $850,000.00 

SOUTHEAST OF I-69 26,800 L.F.  $2,830,000.00 

WEST OF INTERSTATE- NEW MAIN 16,700 L.F.  $1,750,000.00 

WEST TANK REINFORCEMENT 17,600 L.F.  $1,840,000.00 

 TOTAL EST. NON-CONSTRUCTION COST (25%)  $2,090,000.00 

 TOTAL EST. PROJECT COST  $10,450,000.00 

WATER WORKS COST OPINIONS
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The above noted construction costs are based on 
a per lineal foot cost and can be used to create 
a phasing plan as economic development occurs 
in the area. These costs should be considered with 
the Utilities and Infrastructure Implementation 
Matrix included with this planning study.

WASTEWATER 
FACILITIES
The primary goal of this section of the UMP is to 
evaluate and identify the existing sewer collection 
and treatment systems in the Pike County EDC 
planning area and to plan for future growth and 
expansion in the Pike County EDC planning area.  
A comprehensive assessment of all components 
of the sewer collection and treatment systems 
are not necessary to achieve these goals in an 
effective manner; however, knowledge of the 
existing system is important for future planning.  
Additional goals and objectives of this plan are 
as follows:

•	 Maintain a wastewater collection system and 
ensure its adequacy to protect the health and 
safety of all residents and businesses in the 
City of Petersburg and the Pike County EDC 
planning area.

•	 Provide wastewater collection, transmission, 
and treatment that will satisfy existing needs 
and projected growth.

•	 Coordinate the location of wastewater 
facilities with projected land use and 

transportation framework identified by the 
steering committee and project team.

•	 Coordinate facilities with designated land use 
and recognize the relationship between sewer 
infrastructure capabilities, natural features, 
and environmental and physical factors.  
Improvements should also strive to maintain 
equitable levels of service, safeguard public 
health and safety, and serve new development 
in a timely manner.

•	 Encourage efficient use of existing and 
planned sanitary sewer collection and 
treatment facilities.

EXISTING CONDITIONS
This section provides a general overview of the 
existing public sewer collection and treatment 
systems near the Pike County EDC planning area.  
The only public sewer system in the planning area 
is the City of Petersburg.  The City of Petersburg’s 
existing sewer collection system is roughly equal 
to the City corporate limits, covering an area 
of approximately 1.47 sq. miles.  The sanitary 
collection system is a conventional gravity system 
consisting of: approximately 4,700 L.F. of 18” 
gravity sewer; 4,300 L.F. of 12” gravity sewer; 
200 L.F. of 10” gravity sewer; and 90,250 L.F. 
of 8” gravity sewer.  The system also contains 
approximately 11,000 L.F. of force main and 
eight lift stations.  Seven of the lift stations have 
their own collection zone.  The 8th lift station serves 
a single commercial customer and discharges into 
another collection zone.  It should be noted that 
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I-69 Lift Station Nos. 1 and 2 were installed in 
2014/15 along with 6,000 feet of 6-inch force 
main and 1,280 feet of 8-inch gravity sewer.  The 
I-69 Improvements are base facilities to allow 
some future development in the I-69 Corridor.  
Additional facilities may be constructed with 
development and most likely turned over to the 
City for operation and maintenance.  The collection 
system, except the I-69 improvements, is subject to 
inflow and infiltration (I&I) during rainfall events.  

The City operates a Class II Trickling Filter type 
wastewater treatment plant (WWTP) under 
NPDES Permit No. IN0024325.  The Average 
Design Flow is 0.6 Million Gallons per Day (MGD) 
and the Peak Design Flow is 1.8 MGD.  An 18-inch 
gravity interceptor discharges into the WWTP 
Influent Structure.  The Headworks Structure 
consists of a macerator, bar screen and three raw 
wastewater pumps.  The raw wastewater pumps 
pump into a three chamber Primary Clarifier.  From 
the Primary Clarifier, sewage flows by gravity 
through two Trickling Filters.  A Transfer Lift Station 
pumps filtered water to two Final Clarifiers.  From 
the Final Clarifiers, effluent flows by gravity to the 
Ultraviolet (UV) Disinfection System before being 
discharged to the White River or Prides Creek.  
Waste sludge from the clarifiers is sent to the 
Anaerobic Digester.  Digested sludge is sent to 
the drying beds for dewatering.  Dried sludge is 
disposed in a land fill.  

Midwestern Engineers, Inc. is currently in the 
process of assisting the City of Petersburg with 
wastewater utility master planning and is currently 
finalizing a Preliminary Engineering Report 
that summarizes existing facilities and identifies 
proposed improvements.  The city anticipates 
application to USDA-Rural Development for 
construction improvements in the 2017 calendar 
year.  Construction of proposed improvements is 
anticipated to begin in 2018 and be complete 
and in service by 2020.  The majority of planned 
improvements are to the wastewater treatment 
plant and lift stations within the corporate limits.  
The plan does account for increased flows from 
the Pike County EDC I-69 planning area.  

As part of the PER, the proposed WWTP would 
be expanded to have an Average Design Flow 
of 1.30 MGD and a Peak Day Flow of 3.75 
MGD.  This design criteria provides a WWTP that 
is capable of treating projected future demands 
and eliminates the possibility of a connection ban.  
Part of the reason for the WWTP expansion is to 
handle increased flows from the Pike County EDC 
planning area.  

The PER considers an Average Design Flow 
increase of approximately 450,000 GPD from 
future industrial development within the service 
area, which includes the Pike County EDC planning 
area.  Should development in the Pike County 
EDC planning area exceed 450,000 GPD, as 
estimated with this planning study, it would require 
development of additional sewer collection and 
treatment facilities.   
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A more detailed list of PER recommendations are 
as follows:

1.	 WWTP Process Improvements/Expansion

a.	 Two New Trickling Filters

b.	 New Sewage Grinder

c.	 Two new Circular Primary Clarifiers

d.	 Replacement of Raw Wastewater Pumps

e.	 Rehabilitate Anaerobic Digestor

f.	 Two New Final Clarifiers

g.	 New Transfer Lift Station

h.	 New Chemical Injection Facility for 
Phosphorous

i.	 Replacement of UV Disinfection Unit

j.	 New Sludge Drying Beds

k.	 New Sludge Lift Station

l.	 New Standby Diesel Generator

2.	 SSO Improvements

a.	 New Equalization Lagoon

b.	 New Supply Lift Station with Diversion 
Structure

c.	 New Gravity Return Piping

3.	 Collection System Improvements

a.	 New Sewage Grinder

b.	 New Standby Generator for L.S. #3 & 
#5

The Sanitary Sewer Master Plan is based upon 
the existing sewer collection and treatment system 
indicated above from field reconnaissance, historic 
engineering and planning data, and information 
provided by the City of Petersburg.  

Proposed improvements are anticipated to 
occur in the near future pending approval and 
obligation from USDA-RD.  This information was 
incorporated into a GIS database for use with the 
UMP.

PLANNING AREA CONDITIONS
In order to evaluate the Town’s existing sanitary 
collection system and plan for expansion of the 
system to meet future development, estimates of 
loadings and capacities needed to be determined 
for the proposed land use and site layouts 
developed during the Pike County EDC planning 
process.  

Commonly accepted industry standards were 
used to project flows based on land use acreage, 
building size and/or dwelling units.  For residential 
areas, average daily wastewater generation 
were based on a unit estimate of 310 gallons per 
day per household.  For commercial, industrial, 
and institutional areas, wastewater generation 
estimates are based upon a quantity of flow per 
unit area. Business and commercial developments 
are likely to include a mix of office space, 
warehousing, retail, and business support facilities. 
For commercial applications, we have calculated 
developable acreage based upon the building 
layout developed during the planning stages 
for the applicable service area, and applied a 
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wastewater generation rate of 1,000 gallons per 
day per acre (gpd/ac). Wastewater flows from 
industrial sources will vary widely depending upon 
the size and nature of the facility and its level of 
water consumption. Because of this variation, we 
have used a design value of 2,500 gpd/ac for the 
light to heavy industrial development expected to 
occur within undeveloped portions of the planning 
area zoned for industrial use.

In order to properly estimate wastewater flow 
rates in the major interceptors the planning area 
was divided into a number of sewer sub-basins. 
These sub-basin boundaries are based upon the 
location of the major interceptor sewers found 
in the collection system, and the areas which are 
served by those interceptors and their tributaries. 
The sub-basin boundaries were also used to 
estimate reasonable and realistic wastewater 
loadings for planning purposes. The sub-basin 
delineations serve to appropriately define where 
the wastewater flows and loadings were entered 
into the collection system model. Three subbasins 
were developed for the planning area and are 
more particularly described as follows:

Subbasin No. 1 - Industrial Development West 
of I-69 and SR 56/61
This subbasin is anticipated to handle flows west of 
I-69 from the planned heavy and light industrial 
sites.  Each industrial site is anticipated to have 
their own lift station that would pump generated 
flows into a force main that would run along SR 
57 north to existing City of Petersburg Lift Station 
No. 5.  From Lift Station No. 5, flows would be 
conveyed in the existing force main into a gravity 

sewer and ultimately to the existing WWTP.  
Based upon the preliminary site layouts, a 6-inch 
force main would be needed to convey flows to 
a lift station to be located in the vicinity of the 
intersection of CR 400 N and SR 57.  Flows would 
then be conveyed via a 6-inch force main to Lift 
Station No. 5 where they would be conveyed via 
existing sewer infrastructure to the WWTP.  The 
proposed WWTP expansion as part of the City 
of Petersburg PER would be sized adequately to 
handle the proposed flows from Subbasin No. 1.

Subbasin No. 2 - Areas North of I-69 and East 
of Subbasin No. 1
This subbasin would handle flows north from the 
proposed residential and commercial areas north 
of I-69 and east of Subbasin No. 1.  It would also 
handle a small amount of development on the 
south side of the I-69 interchange.  A 6-inch force 
main would convey flows from the low density 
residential on the far east extent of this subbasin 
to a gravity sewer commencing in vicinity of the 
intersection of CR 175 E and CR 400 N.  From 
there an 8-inch gravity sewer would conveys flows 
to the existing 6-inch force main running north to 
an existing lift station along SR 56/61 where it 
would then be ultimately conveyed to the existing 
City WWTP.   

Subbasin No. 3 - Areas South of I-69
This subbasin would handle flows south of I-69 
and Subbasin No. 2. The City’s planned WWTP 
expansion has capacity to handle development in 
Subbasin No. 1 and Subbasin No. 2; however, the 
large amount of development south of I-69 would 
need to be collected, conveyed, and treated 
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at another location if full build out would occur. 
There is capacity for initial development in these 
areas to be conveyed to the existing lift station 
and force main south of the I-69 interchange. A 
new sewer interceptor is needed to convey flows 
to a new WWTP to be sited within or near the 
Pike County EDC planning area as development 
exceeds capacity of the existing force main and lift 
station.  Based upon a preliminary analysis of the 
proposed land use and transportation framework 
the preferred site for a new WWTP would be 
between CR 300 N and CR 175 North south of 
the proposed light industry/warehouse flex land 
use.  The proposed WWTP would discharge to 
a tributary to Prides Creek on the east side of 
I-69 and be conveyed to Prides Creek located on 
the west side of I-69.  An alternative site for a 
new WWTP could be northwest of the intersection 
of CR 175 E and CR 350 N on the south side of 
I-69.  The alternative site would discharge into a 
proposed gravity sewer that would convey flows 
north of I-69 and ultimately to Prides Creek.  Site 
constraints should be further evaluated before 
this location is chosen for the final location of 
the proposed WWTP due to mining activity in 
the area. Discussions and coordination will also 
need to occur with IDEM during final site selection 
and planning.  Additional coordination and due 
diligence must be performed in order to determine 
the best location for a new WWTP.  

Force main, lift stations, and gravity sewer will 
be required to convey flows to the new WWTP.  
Depending upon the location of the new WWTP, 
the collection system will vary.  A preliminary 

alignment of the collection system is shown on the 
proposed Sanitary Sewer Master Plan.

Total flow projections for all three subbasins are 
as noted below in table to the right.

COLLECTION SYSTEM PLANNING
The Pike County EDC planning area improvements 
will include new sewers which should be sized to 
accommodate the future growth at the time they 
are constructed. In some areas, the improvements 
include upgrades or reinforcements to existing 
facilities which are considered important elements 
of the system needed to meet future flow 
conditions. For the master plan, slopes of new 
gravity mains are based upon the minimum grades 
allowable for that pipe diameter per the Ten 
States Recommended Standards for Wastewater 
Facilities, commonly known as the “Ten State 
Standards.” In some cases, steeper slopes with 
smaller diameter gravity mains may be possible 
based on final design grades.

This plan is intended to provide a guideline which 
will allow Pike County EDC to meet the peak 
wastewater flow demands anticipated for ultimate 
build out of the planning area. This would also 
provide a guideline for Pike County EDC to utilize 
as development occurs in areas needing new 
sewers or areas in need of upgrades to existing 
sewers or lift stations to accommodate the new 
development.  Coordination will need to occur 
with the City of Petersburg as well as appropriate 
state and federal agencies.  

KEY
PROPOSED CITY OWNED FORCE MAIN TO EX. LIFT 
STATION #5 ± 4,150 L.F.

NEW CITY OWNED SEWAGE LIFT STATION

PROPOSED DEVELOPMENT SUBBASIN No. 1 FORCE 
MAIN ± 3,650 L.F.

PROPOSED DEVELOPMENT SUBBASIN No. 2 
GRAVITY MAIN ± 5,350 L.F.

PROPOSED DEVELOPMENT SUBBASIN No. 2 FORCE 
MAIN ± 3,450 L.F.

PROPOSED DEVELOPMENT SUBBASIN No. 3 LIFT 
STATION

PROPOSED DEVELOPMENT SUBBASIN No. 1 FORCE 
MAIN ± 11,550 L.F.

HEAVY INDUSTRY - PRE-TREAT & SEND TO EXIST. 
WWTP

PROPOSED DEVELOPMENT SUBBASIN No. 3 FORCE 
MAIN ± 4,800 L.F.

PROPOSED DEVELOPMENT SUBBASIN No. 1 FORCE 
MAIN ± 3,550 L.F.

PROPOSED DEVELOPMENT SUBBASIN No. 3 LIFT 
STATION

PROPOSED DEVELOPMENT SUBBASIN No. 3 FORCE 
MAIN ± 3,100 L.F.

PROPOSED DEVELOPMENT SUBBASIN No. 3 
GRAVITY MAIN ± 11,450 L.F.

2,800 L.F. - 10” GRAVITY SEWER TO OUTFALL

PROPOSED DEVELOPMENT SUBBASIN No. 1 FORCE 
MAIN ± 1,100 L.F.

PROPOSED DEVELOPMENT SUBBASIN No. 3 
GRAVITY MAIN ± 1,050 L.F.

FUTURE PREFERRED DEVELOPMENT WWTP SITE 
FOR SUBBASIN No. 3
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SANITARY SEWER MASTER PLAN - PROPOSED CONDITIONS
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RECOMMENDED CAPITAL 
IMPROVEMENTS AND PRELIMINARY 
COST ESTIMATES
The Sanitary Sewer Master Plan has identified 
the subbasins and proposed improvements as 
discussed in previous sections.  The preliminary 
sizing and general locations for interceptor 
sewers, lift stations, a new WWTP, and related 
facilities are shown on exhibits included with this 
report. Pike County EDC and other sources that 
may use this study in the future should understand 
the plan is flexible and the locations of planned 
infrastructure are subject to land acquisition, site 
requirements, and final design recommendations.  
Coordination will also need to be performed 
with the Indiana Department of Environmental 
Management and various other state and federal 
agencies. 

Preliminary cost estimates have been prepared 
for recommended sewer projects and related 
facilities and improvements discussed in this 
Master Plan. Capital costs for these improvements 
projects are presented in the following tables, in 
the order of the sewer study areas described in 
above sections of the report. These estimates are 
based on 2017 dollars, and should be reviewed 
and updated as necessary to account for inflation 
and changes in local economic conditions. It 
should also be noted that these estimates 
do not include the costs associated with the 
construction of sanitary sewers within private 
developments or the costs for sewers which 
may be needed to convey wastewater from 
future developments to proposed interceptors. 

Su
bb

as
in

 ID

Land Use
Land Use 

Area 
(Acres)

Proposed 
Building 

Area 
(acres)

Dwelling 
Units

Average 
Daily Flow 

(GPD)

Peak Daily 
Flow (GPD)

Su
bb

as
in

 
N

o.
 1

Heavy Industrial 624 116.4   232,800 465,600

Light Industry/ 
Warehouse Flex

196 9.1   22,750 45,500

Total (GPD) 256,000 511,000

Su
bb

as
in

N
o.

 2

Low Density 
Residential

142   142 44,020 88,040

Medium Density 
Residential

147   88 81,840 163,680

Commercial 24 2.12   3,180 6,360

Total (GPD) 129,000 258,000

Su
bb

as
in

N
o.

 3

Low Density 
Residential

410   38 127,100 254,200

Light Industry/ 
Warehouse Flex

761 107.4   268,500 537,000

Commercial 18     27,000 54,000

Agricultural/Food 
Processing

188     188,000 376,000

Total (GPD) 611,000 1,221,000

PROJECTED DAILY WASTEWATER FLOWS
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Estimates for such future conveyance facilities 
can be prepared after documentary evidence is 
provided to indicate a general plan for grading 
and wastewater collection within a planned 
development. Unit costs presented in the following 
tables are base construction costs which include 
contractor overhead and profit and are based 
on historical publicly bid project data.  A fifteen 
percent (15%) construction contingency has been 
added, along with a twenty five percent (25%) 
allowance for engineering, legal, administrative, 
and management expenses.

The above noted construction costs are based on 
a per lineal foot cost and can be used to create a 
phasing plan as economic development occurs in 
the area. These costs should be considered along 
with Utilities and Infrastructure Implementation 
Matrix included with this planning study.

Item No. Description Quantity Unit Unit Price Total
SUBBASIN NO. 1

1. 6" PVC SDR-21 FORCE MAIN W/TRACER WIRE (~24,000 L.F.), NEW L.S. AND L.S. NO. 5 MODIFICATIONS 1 L.S.  $1,760,000.00  $1,760,000.00 

SUBBASIN NO. 2

1. 6" PVC SDR-21 FORCE MAIN W/TRACER WIRE (~3,500 L.F.)  & NEW LIFT STATION 1 L.S.  $375,000.00  $375,000.00 

2. 8" PVC SDR-26 GRAVITY SEWER (~5,350 L.F.) 1 L.S.  $270,000.00  $270,000.00 

SUBBASIN NO. 3

1. NEW WWTP AND OUTFALL 1 L.S.  $7,200,000.00  $7,200,000.00 

2. 6" PVC SDR-21 FORCE MAIN W/TRACER WIRE (~7,900 L.F.)  & NEW LIFT STATIONS 1 L.S.  $795,000.00  $795,000.00 

3. 8" PVC SDR-26 GRAVITY SEWER (~12,500 L.F.) 1 L.S.  $625,000.00  $625,000.00 

 SUBTOTAL  $11,030,000.00 

 CONSTRUCTION CONTINGENCY (15%)  $1,650,000.00 

 TOTAL EST. CONSTRUCTION COST  $12,680,000.00 

SUBBASIN NO. 1  $1,760,000.00 

SUBBASIN NO. 2  $645,000.00 

SUBBASIN NO. 3  $8,620,000.00 

 TOTAL EST. NON-CONSTRUCTION COST (25%)  $3,170,000.00 

 TOTAL EST. PROJECT COST  $15,850,000.00 

WASTEWATER COST OPINIONS
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WIN Energy is excited about the master plan for approximately 4,000 acres along the I-69 corridor 
in Pike County. This Master Plan will act as a blueprint for development and growth in Pike County 
facilitating capital investment and job creation. As a not-for-profit electric distribution cooperative 
serving major portions of Pike County, WIN Energy along with our wholesale electric provider, 
Hoosier Energy, are pleased to provide the following information for inclusion in the Pike County 
Master Plan. 

WIN Energy provides electric services to homes, businesses, farms and industrial members (customers) 
within the area under review by the Master Plan. With over 12,000 members and; 2,600 miles of 
energized electric distributions lines throughout our service territory supported by over 50 dedicated 
employees, WIN Energy can meet the electric needs of any potential industrial or commercial 
endeavor. 

For those industrial customers needing transmission level service, our wholesale electric provider, 
Hoosier Energy, will assist us in meeting those needs. Hoosier Energy is a not-for-profit generation 
and transmission cooperative (G&T) that provides transmission level electric power to WIN Energy 
and 17 other member/owner distribution cooperatives in central and southern Indiana and southeast 
Illinois. 

Pike County has a tremendous electric transmission infrastructure and the capacity available to 
meet future demand. Hoosier Energy owns and operates 69kV and 161kV transmission lines in Pike 
County and has interconnection agreements with other electric utilities within the county that provide 
access to 138kV and 345kV transmission lines. This transmission infrastructure provides a significant 
advantage to businesses and industries with large electric requirements with available redundancy 
that also needs unmatched reliability. 

Together WIN Energy and Hoosier Energy have the combined distribution and transmission capacity 
to serve a wide variety of load sizes in Pike County. Also, due to being electric cooperatives, we are 
able to move more swiftly and have the flexibility to meet the needs of area under study.

We believe we are perfectly poised to provide and deliver the energy needed to power Pike 
County industry and are excited to continue to partner with Pike County as they look to the future for 
continued economic growth and prosperity. 

Tom Gregory, CEO
WIN Energy

ADDITIONAL 
UTILITIES
Electric Power
As previously noted in the Context section of 
this plan and referenced in the letter from WIN 
Energy to the left, the Pike County interchange 
area has significant electric power infrastructure 
and capacity to serve new development.  Where 
possible, new electrical supplies lines should be 
installed underground.  Developers may face 
costs to install underground conduit but utility 
providers will install all cabling.  Normally new 
underground lines and equipment will be installed 
by the provider at no cost to the developer, 
providing the estimated revenue meets the utilities 
payback schedule. If the estimated cost of the 
installation exceeds the estimated revenue, the 
developer may pay the difference of such costs 
in advance of construction. Providers may not 
make any underground installation, if in their 
judgment it is not technically or economically 
justified as specified by the IURC.  Typical above 
ground space needs for new infrastructure include 
an approximate 25-foot by 25-foot area for 
regulator stations as needed.  In the event a large 
load user requires an additional substation, a 
2-acre land area would be required.  Ideally, this 
land area would be provided by the development 
project; a one year design build process would be 
needed for the substation.
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This letter serves as Vectren’s intent and 
support to provide electric and natural gas 
service to Pike County’s applicable master 
plan designated area as well as the proposed 
Generation Springs Mega Site.

Vectren is an Indiana based utility with 
significant infrastructure and financial 
capabilities for service to current and potential 
residential, commercial and industrial 
customers. Vectren works collaboratively with 
local communities and economic development 
organizations to promote key development 
initiatives like your community has proposed 
in Pike County. It is imperative Vectren works 
in parallel with future customers to understand 
their energy requirements so Vectren and the 
community can provide efficient solutions.

We look forward to a longstanding 
relationship as your energy provider and 
community partner within Pike County. Please 
reach out to me with any questions regarding 
reliability and service.

Thomas L. Bailey, Director
Industrial Sales & Economic Development 
Vectren Corporation

Natural Gas
Development of proposed industrial, commercial, 
and residential uses would all increase the demand 
for natural gas within the master plan area.  
Natural gas will be distributed through the area 
with connections to the existing Ohio Valley Gas 
(OVG) 4-inch main along SR 56/61, extension of 
the Vectren main south along SR 57, and potential 
additional new mains as needed.  Both OVG and 
Vectren currently have excess capacity that could 
serve new development.  The OVG 4-inch main 
along SR 56/61 could add another 40 million 
British thermal units (BTU) of output per day 
depending on the location of end users.  Several 
options exist for extending Vectren infrastructure 
south along SR 57, as either a medium pressure 
or high pressure main with differing capacities.  
Increases over existing capacity will be dictated 
by supply availability from the Texas Gas 
Transmission Co. 10-inch pipeline which runs 
east/west between the City of Petersburg and 
I-69.  Current capacity of approximately 7,500 
decatherms (Dth) per day suggests the ability to 
serve any new gas demands.

Natural gas consumption among industrial users 
can vary significantly.  It may be used for heating, 
cooling, and cooking, similar to commercial and 
residential uses; it may also be a base ingredient 
for products such as fertilizers, plastics, and other 
chemicals.  Since overall consumption, hourly 
loads, and delivery pressures can vary widely, 
it is difficult to forecast necessary supplies and 
corresponding infrastructure needs.  Similarly, 
the costs of natural gas infrastructure can vary 

widely based on pipe diameter and delivery 
pressure.  As such, linear foot costs are not been 
included here like in previous sections.  Typically, 
end users/developers do not install gas mains and 
are only responsible for on-site connections.  The 
cost to install or extend mains are borne solely by 
the utility provider.  The end user/developer will 
have to offset installation costs should the planned 
development not be projected to meet a 5-year 
payback period, as approved by the Indiana 
Utility Regulatory Commission (IURC).

Data regarding natural gas consumption for 
warehouse, food service, hospitality, and other 
uses is gathered by the U.S. Energy Information 
Administration (EIA) Commercial Buildings Energy 
Consumption Survey (CBECS).  The most recent 
available data is from 2012, and is presented for 
several uses in the table below.  

Principal Building 
Activity

Natural Gas 
Consumption Per 

Square Foot (Cubic 
feet of gas)

Food Sales 69.3
Food Service 159.2
Hotel 42.5
Retail 21.5
Office 26.8
Warehouse and 
Storage

19.4

Source: U.S. Energy Information Administration 
Commercial Buildings Energy Consumption 
Survey 2012
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Nonrefrigerated warehouse and storage buildings 
use an average of 18 cubic feet of gas per 
square foot of building area per year.  One cubic 
foot of gas is approximately equal to 1,000 BTUs, 
meaning the 40 million BTU/day capacity of the 
OVG main line could serve over 750,000 square 
feet of warehouse buildings.  Average natural gas 
usage for a single family residence in the Midwest 
is 90.3 million BTU per year (US EIA Residential 
Energy Consumption Survey, 2009).  The 40 million 
BTU/day capacity could serve an additional 162 
homes in the area.  These figures are based on 
the existing infrastructure; additional upgrades or 
extensions would create even greater capacity.

As existing roadways are improved and new 
roadways constructed, additional right-of-way 
or easements should be secured for new gas 
infrastructure.  A standard 20-foot easement is 
recommended for typical distribution gas mains 
while high pressure mains will require a 40 to 
50-foot easement.  The EDC should continue to 
communicate hourly loads, geographic locations, 
and delivery pressures of potential projects to 
natural gas providers so they may adequately 
respond to requests for information.

Ohio Valley Gas Corporation (OVGC) whole heartedly supports the vision cast by the Pike County Growth 
Council for the development of the 4,000 acres surrounding the State Road 61 and Interstate 69 interchange, 
known as the Pike County Interchange Area Master Plan.

OVGC is an investor-owned utility which provides natural gas distribution and transportation services to 
residential, commercial, industrial and governmental customers in 16 Indiana counties and 1 county in Ohio. 
OVGC, and its wholly owned subsidiary, OVGI, are operated under rules and regulations established by 
the Indiana Utility Regulatory Commission (IURC), the Public Utility Commission of Ohio (PUCO) and the U.S. 
Department of Transportation.

Our Company was founded in 1943 in Tell City, Indiana and has grown, via several acquisitions of existing 
utilities and numerous pipeline extensions, to provide service to more than fifty communities in central and 
southern Indiana and several small communities in Ohio. Our company’s various distribution systems are all 
connected to interstate pipeline systems operated by either Texas Gas Transmission, LLC. a wholly owned 
subsidiary of Boardwalk Pipeline Partners, LP or ANR, a TransCanada company.

Customers residing in the Interchange Area Master Plan would be personally served locally by our dedicated 
staff from the Sullivan District Office. Sullivan is on U.S. Highway 41, a main route between Evansville and 
Chicago, and is 25 miles south of Interstate 70 at Terre Haute. In addition to the community of Sullivan, this 
District Office serves customers along Texas Gas Transmission’s Pipeline, including the incorporated towns of 
Riley in Vigo County, Dugger, Farmersburg, Hymera and Shelburn, in Sullivan County, and Winslow in Pike 
County. Service also includes areas in these Indiana counties: Greene, Pike, Knox, Sullivan and Vigo. OVG also 
serves Blackhawk in Vigo  County; Cass, Curryville, and New Lebanon in Sullivan County and Arthur, Ayrshire, 
and Campbelltown in Pike County.

OVGC already has approximately 30 miles of natural gas distribution main in Pike County providing natural 
gas service to homes, businesses, and industrial customers.

Within the Area Master Plan, OVGC has a 4” 150 psig natural gas main along SR 61, under I-69, south to 
Winslow. OVG currently serves customers along the existing route and is prepared to upgrade and expand 
infrastructure to serve new residential, industrial, and commercial customers.

OVGC can provide service to large industrial customers, limited only by the capacity of the Natural Gas 
Transmission Company, Boardwalk Pipeline Partners (currently about 7,500 Dth/day). OVGC is committed to 
working with Boardwalk Pipeline Partners (Texas Gas) to assure adequate natural gas supply for proposed 
customers and industry.

We are well positioned to provide the natural gas needs of homes, businesses, and industrial customers in 
the Master Plan Area. Thus making the vision of diversifying the local economy, creating high paying job 
opportunities, increasing household incomes and expanding the tax base in Pike County a reality.

Scott A. Williams, Executive Vice President
Ohio Valley Gas Corporation
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NATURAL GAS MASTER PLAN - PROPOSED CONDITIONS
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Telecommunications
Industrial and business tenants have a wide range 
of potential telecommunications infrastructure 
needs; telecommunications utilities include those 
that supply telephone, cable, TV or digital 
broadband internet.  Fast, reliable connectivity 
has become increasingly important as advances 
in technology have occurred, and broadband is 
an expected piece of infrastructure just like water 
or electrical service. All new telecommunications 
installations will typically utilize fiber optic cable, 
as copper cable is generally no longer used.

Local broadband internet is provided to portions 
of the study area by Frontier, NewWave 
Communications, and HughesNet.  Indiana Fiber 
Network (IFN) and owner/partner PSC maintain 
fiber infrastructure in the study area.  IFN currently 
has a 48 fiber cable along SR 356 between 
Petersburg and Otwell, while PSC has a 96 fiber 
cable along SR 56/61 between Petersburg and 
Jasper.  NewWave Communications operates a 
high density fiber cable through the master plan 
area as well.

Extending the fiber network to better serve the 
master plan area could significantly aid in economic 
development efforts.  Beyond broadband, fiber 
connectivity and redundancy may be required for 
information intensive end users like data centers 
and even healthcare.  Sites with inadequate 
connectivity may be quickly passed over for 
projects requiring broadband, making the process 
of elimination easier for investment decision-
makers.  

PSC is a broadband company certified in the State of Indiana. We provide voice, video, and data 
services to residential, small business, large enterprise, healthcare units, schools, libraries, and government 
entities throughout Perry, Spencer, Dubois and Pike counties. PSC has been in existence since 1953, 
having deployed fiber optics since the early 1980’s, and is the area ‘s premier leader in fiber network 
deployment and services. 

PSC has in excess of 1,500 miles of fiber deployed connecting over 6,000 locations throughout our 
regional footprint. 

PSC has a state-of-the-art regional Dense Wavelength Division Multiplex (DWDM) fiber ring network 
that can scale up to 400 Gbps. 

PSC’s network is very scalable, robust, and secure. We have dual homed connectivity to Indiana Fiber 
Network (IFN), a state-wide network, of which PSC is an equity partner. Along with this connectivity we 
also have additional redundancy to the Cermak data center in Chicago. 

PSC has local responsive installation and support available 24 hours a day, 7 days a week. 

James M. Dauby
PSC President and CEO

IFN provides transport services via our backbone fiber routes, dedicated partner routes, and specific 
customer expansion sales. It is an extremely reliable and protected solution to provide connectivity to the 
most demanding customer-market segment. 

IFN has in excess of 4,400 route miles of single-mode fiber, connecting in excess of 4,000 buildings in 
Indiana. Additionally, IFN provides national connectivity through carrier hotels and INDATEL to expand 
our footprint. Providing the most secure, reliable, and cost-effective telecommunications services possible 
is what makes IFN the preferred Fiber Network. 

How your organization can benefit with IFN’s Fiber Transport Service: 
•	 Ethernet Simplicity: IFN delivers fiber transport service via familiar Ethernet technology. 
•	 Standards-Based: IFN follows the Metro Ethernet Forum (MEF) standards. 
•	 Cost-Effectiveness: IFN delivers high-speed Ethernet connectivity at noticeable cost savings compared 

with traditional communication providers. 
•	 Flexibility and Scalability: Multiple transport configuration options are supported to fit your 

connectivity needs from 10Mbps to 100Gbps. 
•	 Professional installation and local support: IFN’s dedicated local support team is available 24 hours 

a day, 7 days a week. 

Robert Ramsey
IFN, Director of Business Development
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NewWave is proud to be the area’s top 
choice for Internet, Phone and Television 
solutions for the Pike County area. We are 
able to provide local exchange service in the 
Petersburg exchange, as well as port numbers 
from a current provider. This letter serves 
as a letter of support for the project, and 
willingness to meet the Communications needs 
to new development at the mega site. 

We have an array of products to meet the 
needs at the site. We are able to offer a 
Fiber solution, Phone, and of course Cable TV.  

NewWave offers 24/7 local technical support. 
We also have in place a redundant fiber ring 
as to avoid any service interruptions. 

As far as phone service, we can offer the 
following:
•	 Traditional POTS lines
•	 Fax Lines
•	 PRI
•	 SIP Trunk Service
•	 Toll Free Service
•	 Hosted Phone Service (Polycom Phones)

We look forward to working with you, please 
let me know of any questions you may have.

Morgan Foster, Business Sales Executive
NewWave Communications

It is recommended that 4-inch, plastic conduit be 
installed as part of all new roadway constructions 
or improvements.  A “dig once” policy makes it 
cheaper and easier to install fiber optic cable in 
the future as the area is developed.  A typical 
cost for installing fiber cable along county roads is 
$10 per linear foot, not including right-of-way or 
easement acquisition.  Where conduit is already in 
place, installation costs are approximately $3-$4 
per linear foot.

Most new cable will be installed by the utility 
provider, but some underground conduits may 
be requested to be installed under proposed 
roadways by the developer.  Utility providers 
will typically provide the conduit material.  The 
various telecommunications providers may install 
single or multiple conduits.  The telecommunications 
providers should be engaged during the planning 
and design phases of development projects 
to determine the facilities they prefer to have 
installed.  Additionally, the telecommunications 
providers will seek to use either exiting right-of-
way, shared utility easements or designate private 
easements to locate their cabling.
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Dry Detention Basin

Stormwater Swale with Decelerators

Stormwater
As development within the master plan area 
occurs, buildings, roads, and sidewalks and other 
impervious surfaces will lead to increases in 
stormwater volume.  These impervious surfaces do 
not allow stormwater to infiltrate and recharge 
groundwater supplies.  Instead, stormwater travels 
over the land and runs off at a rate much higher 
than would occur on the site before development.  
This stormwater runoff can carry pollutants and 
sediment to receiving lakes, streams, and rivers 
thus degrading water quality.  Additionally, 
increased stormwater volumes contribute to 
greater downstream flooding.  

Given the land availability and large sites within 
the study area, it is anticipated that stormwater 
management will occur at the site level.  
Traditionally, this involves using pipes, curbs, and 
detention basins to direct and/or temporarily 
store the stormwater before it is discharged to a 
receiving waterway.

Low impact development (LID) and green 
infrastructure best management practices should 
be incorporated into site design to minimize runoff 
by: decreasing site disturbance during construction, 
preserving existing natural features on a site, 
reducing the amount of impervious coverage, 
disconnecting drainage flows, and increasing 
opportunities for infiltration.  The following are 
some potential best management practices; while 
some are meant for larger scale installations, 
many can be scaled appropriately to serve single 
sites, or a combination of sites and developments.  

Detention and Retention Basins
Detention basins, or dry ponds, slow and hold 
stormwater flows for a period of time.  They have 
an orifice level with the bottom of the basin so 
that all of the water eventually drains out and 
it remains dry between storms.  Retention basins 
have a permanent pool of water that fluctuates 
in response to precipitation and runoff from the 
contributing areas. Maintaining a pool discourages 
resuspension and keeps deposited sediments at 
the bottom of the holding area, but does increase 
the potential for drowning hazards.

Chained Lakes/ Basins/ Decelerators
At a larger scale, the study area can benefit 
from the incorporation of a series of linked 
infrastructure projects to contribute to a better 
integrated and thriving ecological system. Through 
the construction of a series of large and small 
detention basins a district wide amenity can be 
created while also providing a necessary piece of 
storm water infrastructure. The constructed storm 
water chain creates a living system that promotes 
infiltration and groundwater recharge, manages 
the rate of flow through the overall system, and 
contributes to the treatment of suspended soils 
and particulate-bound pollutants and supports 
healthy, native plant growth.
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Permeable Brick Pavers

Rain Garden & Plantings

Rain Gardens
Rain gardens are planted areas that typically 
consist of deep rooted native plants in a shallow 
depression. These designed gardens are capable 
of collecting local storm water and contain it until 
it can infiltrate into the soil. Allowing for bio-
retention in site design allows for recharging of 
groundwater supplies and naturally removes 
most contaminates in the runoff. Rain gardens 
also provide wildlife habitat and aesthetic 
enhancements to development. These projects are 
also reasonable to implement at virtually any site 
level.

Bioswales
Bioswales are linear storm water management 
elements that augment the conventional storm 
water management system. Swales along 
roadway pavement edges and parking lots are 
strategically planted with native plants to slow 
storm water runoff. By slowing the rate of runoff, 
soil erosion is minimized and the groundwater 
supply can be recharged with naturally filtered 
water. Bioswales can help reduce peak flows for 
storm events and have been shown to significantly 
decrease the costs of storm water infrastructure in 
both site development and roadway construction.

Permeable Pavements
Permeable pavements are an alternative paving 
material that allows rainwater to pass through the 
pavement surface. Similar to rain gardens and 
bioswales, the storm water percolates into the 
soil. The use of permeable pavements can also 
reduce the need and size for large detention 
facilities found in traditional site development 
requirements. Permeable pavement solutions can 
be easily incorporated into parking lot design, 
walkways, public alleys and low traffic streets.
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INTRODUCTION
The Pike County Interchange Area Master Plan is 
both a development guide and policy document 
for future decision-making within the study 
area.  Success of the plan will require on-going 
coordination and partnerships between the Pike 
County Economic Development Corporation 
(EDC), Pike County, City of Petersburg, and 
local property owners.  The previous sections of 
this plan spell out the vision, goals, policy and 
physical recommendations.  This section focuses on 
implementation and how those recommendations 
can be realized.  Just as the EDC, County, and 
City have collaborated on this study, they will 
need to be able to implement this plan both jointly 
and independently via other regulations and 
policies as permitted under Indiana State Law.  In 
addition, for the master plan to function over time, 
it must be periodically reviewed and updated in 
order to stay responsive to trends or changes in 
economic, physical, social or political conditions.  
The following pages identify the necessary steps 
and provide a road map for successful plan 
implementation, organized around four areas:

•	 Plan Monitoring and Update

•	 Regulatory Tools

•	 Action Plan

•	 Funding

Community engagement should be incorporated 
throughout the implementation process to ensure 
that the plan continues to represent local vision 
and desires.

PLAN MONITORING 
AND UPDATE
Planning does not have a defined beginning and 
end.  It is an on-going process that responds to new 
information and circumstances and incorporates 
changing conditions into the decision-making 
process.  Circumstances that may change include 
physical conditions of infrastructure, economic 
climate, the natural environment, and social and 
community goals.  The master plan will need to 
be revised from time to time to ensure that it 
stays consistent and relevant to current conditions.  
A plan update should occur at intervals of 
approximately every five years, unless a more 
immediate amendment is warranted.  The purpose 
of the plan update is to re-evaluate the goals, 
policies, and strategies contained within the master 
plan, and to develop new policies if necessary.  
Plan updates should include opportunities for 
involvement by property owners, the public, 
local boards and commissions, and elected and 
appointed officials.

A disciplined schedule for plan review is also 
helpful in plan implementation.  Noting areas 
of the plan’s success helps to build support for 
future planning activities. The identification of less 
successful components of the plan may suggest 
a need for refinement and/or amendment.  The 
EDC should conduct a thorough annual review of 
the plan, asking whether the conditions on which 
the plan was predicated still hold true.  Within 
that review, each development policy should be 
reviewed with respect to achievement, in process, 
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or no longer relevant.  An annual “report card” 
should be prepared as part of on-going strategic 
planning process to review and document activities 
within the study area and relevant successes or 
failures of plan policies and regulatory tools.  This 
annual report should be presented to both County 
and City leadership.  

REGULATORY TOOLS
While the master plan effort has gone to 
great lengths to develop and refine project 
priorities and the vision for the study area, 
meaningful implementation cannot occur without 
a supportive regulatory framework.  Land use 
and development control tools must complete 
the difficult task of balancing community interest 
with individual property rights.  Therefore, it will 
be incumbent upon the City, County, and EDC 
to choose the tools and approaches that will 
work best for them to implement the respective 
policies and recommendations contained herein.  
Considerations when selecting implementation 
tools include:

•	 Ability to achieve desired goals

•	 Effectiveness in changing the existing 
development type and/or character

•	 Ease of understanding for property owners 
and the public

•	 Ease of administration for City and County 
officials

•	 Impacts to established uses

•	 Potential increase in development costs

•	 What are strict standards versus where could 
some flexibility be included

•	 How can incentives be used to achieve 
development goals while offering some 
benefit to owners/developers

Zoning is the most common form of land use and 
design control in Indiana.  While the City of 
Petersburg utilizes zoning and has planning and 
zoning jurisdiction over a portion of the study 
area, the County has elected not to implement 
county-wide zoning.  As such, different mechanisms 
are recommended for the areas within the City’s 
planning authority versus those areas outside of it.  

Zoning ordinances regulate the uses that 
are permitted on a property, the size and 
organization of structures, and additional items 
such as landscaping, parking, and signage.  
Zoning can help to protect property values by 
keeping potentially incompatible uses away from 
each other and providing some assurance as 
to what can and cannot happen in a particular 
area.  From a development standpoint, businesses 
and developers find zoning attractive because 
it provides some certainty about the acceptance 
and approval of a project if it meets minimum 
requirements.  And just like with home owners, 
commercial and industrial property owners want 
to ensure incompatible uses will not locate next 
door and create potential nuisance complaints 
against their operations.  Finally, zoning can help 
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to contribute to community character by requiring 
lighting, street trees, and limiting excessive 
signage.  Because the City of Petersburg already 
has a zoning ordinance in place and a Plan 
Commission to review development applications, 
amendments to the existing ordinance to reflect 
the goals and policies of the master plan are 
recommended.

An additional zoning tool that could be 
implemented for areas outside of City planning 
and zoning control is what is known as Planned 
Unit Development (PUD).  PUD is both the name 
of the regulatory process as well as the type of 
development.  PUDs are allowed under Indiana 
Code 36-7-4-1500.  Before a PUD could be 
created, the County would have to adopt an 
enabling ordinance.  Unlike typical zoning where 
the districts and standards are prescribed by the 
municipality, a PUD allows an owner or developer 
to propose zoning standards that would only 
apply to their subject property.  This is an 
attractive option for implementation of the master 
plan because it would not create county-wide 
zoning, but would allow for individual owners to 
apply zoning to their property by choice.

In cases where zoning is either not practical or not 
desired, Covenants, Conditions, and Restrictions 
(CC&Rs) can be used to accomplish many of 
the same goals.  Unlike traditional zoning or 
PUD zoning, CC&Rs require no City or County 
enabling ordinance or review.  They are a private 
agreement made by a prospective purchaser 
as a condition of purchasing a piece of land 
in question.  As such, they are enforced by an 

individual or association as opposed to the City 
or County that would enforce zoning regulations.  
One potential downfall of CC&Rs is that they are 
not as common or readily researched by potential 
site selectors when compared to zoning.  Despite 
these potential disadvantages, they may still be a 
useful tool for regulating development within the 
master plan area.

RECOMMENDED AMENDMENTS TO 
THE CITY OF PETERSBURG ZONING 
ORDINANCE
Given the specific goals and objectives for 
development within the interchange area, the 
City of Petersburg would be best served by 
creating a special interchange district.  The 
Interstate Flex District would provide for a variety 
of employment opportunities with a mixture of 
office, retail, warehousing, and light industrial 
uses.  Recommendations for this district are 
outlined below.  These recommendations need to 
be incorporated into the City of Petersburg Zoning 
Ordinance text through the process described in 
Indiana Code 36-7-4-600.  After amendment of 
the zoning text, the district may then be applied 
to appropriate properties within the study area.  
The City of Petersburg may elect to initiate these 
rezonings or allow property owners to petition for 
zoning changes.  The City’s existing R-2 Residential 
District can be used in areas identified for medium 
density residential use on the land use plan.  This 
district allows for a variety of housing types 
including single-family attached, single-family 
detached, and multi-family residential uses.  
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Interstate Flex District
•	 Purpose and Intent

The Interstate Flex District is intended 
to provide for a variety of employment 
opportunities through a combination of 
commercial, warehouse, and flex uses in a 
coordinated and compatible manner.  Further, 
the district is intended to include high quality 
development, establish basic standards for 
structures, signage, lighting, and other site 
improvements, and preserve the integrity and 
safety along adjacent roadways.

•	 Plan Commission Approval

The Plan Commission must approve, approve 
with conditions, or disapprove the development 
plan for all parcels within the Interstate Flex 
District.

•	 Permitted Uses

▫▫ Animal care, vet clinic

▫▫ Convenience stores, including gasoline 
sales (Truck scales, overnight parking, 
and showers are not permitted)

▫▫ Day care

▫▫ Entertainment and recreation

▫▫ Hotels

▫▫ Institutional uses, including schools, parks, 
religious assembly, hospitals, urgent care, 
community and civic centers

▫▫ Light manufacturing, where all activity is 
contained within the building

▫▫ Medical office

▫▫ Office

▫▫ Outside sales, including building materials, 
yard, garden, and farm supply

▫▫ Personal services

▫▫ Research and development

▫▫ Restaurants, sit down

▫▫ Restaurants, fast food

▫▫ Retail 

▫▫ Utilities

▫▫ Warehouse

•	 Special Exception Uses

▫▫ Car wash, when not associated with a 
convenience store providing gasoline 
sales

▫▫ Motor vehicle sales or rental

▫▫ Motor vehicle service

▫▫ Off premise (outdoor advertising) signs

▫▫ Wireless telecommunications facilities

•	 Lot Dimensions

▫▫ Minimum Area: 10,000 square feet
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▫▫ Minimum Width: All lots shall abut a public 
or private street for a minimum distance 
of 100 feet 

•	 Setbacks

▫▫ Minimum front yard: 50 feet

▫▫ Minimum rear yard: 20 feet / 30 feet 
when adjacent to a residential use or 
district

▫▫ Minimum side yard: 20 feet / 30 feet 
when adjacent to a residential use or 
district

•	 Building Height

▫▫ Maximum building height: 45 feet

•	 Accessory Uses and Structures

▫▫ Should be architecturally compatible 
with the principal building.  Architectural 
compatibility includes, but is not limited 
to, kind, color, and texture of building 
materials, and the type, design, and 
character of windows, doors, light 
fixtures, signs, and supplementary 
elements.  If alternate building materials 
are to be used or the accessory building 
is not architecturally compatible with the 
principal building, it should be screened 
through the use of landscape plantings, 
fences, and/or walls.

•	 Parking

▫▫ Parking lots should be designed to provide 
coordinated access to parking areas 
on adjoining tracts or parcels wherever 
feasible.  Parking areas on parcels along 
SR 61 should include stub connections for 
future development on adjacent sites.

▫▫ All parking lots and drives shall be paved 
with asphalt, concrete, brick pavers, or 
other high quality paving material as 
approved by the Plan Commission. 

▫▫ Parking within front yards along SR 61 
should be limited to a maximum of two 
(2) rows of parking.  A double-loaded 
parking aisle should be considered two 
(2) rows.

▫▫ Loading bays and/or overhead doors 
(in commercial uses) shall be screened 
from views from SR 61 and adjacent 
residential properties through the use of 
landscape plantings, fences, and/or walls 
as approved by the Plan Commission.

•	 Landscape and Buffering

▫▫ A landscape plan should be required 
as part of the Plan Commission site 
development plan review

▫▫ Buffer Yards – a perimeter landscape 
buffer is required per Section 16.04.290 
of the existing zoning ordinance
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▫▫ Utility equipment and trash collection 
areas shall be permitted per the needs 
of the business establishment. These areas 
should be screened from views from 
the public right-of-way and adjacent 
residential properties through the use 
of landscape plantings, opaque fences, 
and/or walls as approved by the Plan 
Commission.

▫▫ Outdoor storage of materials which is 
incidental to the principal use should be 
permitted when enclosed by an opaque 
fence or wall with a minimum height of 
six (6) feet.  Stored materials shall not 
project or be visible above the top of the 
fence or wall. 

▫▫ All plant material proposed to be used in 
accordance with any landscape plan shall 
meet the following specifications: 

·· Shade trees: A minimum of two and 
one-half (2 ½) inch caliper. 

·· Ornamental trees: A minimum of one 
and one-half (1 ½) inch caliper. 

·· Evergreen trees: A minimum height of 
eight (8) feet. 

·· Shrubs: A minimum height of eighteen 
(18) inches.

▫▫ The use of native plant species and cultivars 
of native plant species that are adapted 
to the local climate is encouraged within 
the Interstate Flex District

▫▫ To the greatest extent possible, 
existing trees should be saved upon 
development of a property unless it can 
be demonstrated that the site design 
restrictions necessitate their removal.

▫▫ To encourage tree preservation, each 
tree preserved greater than six (6) 
inch caliper shall convert as credits for 
required landscaping. Credits for each 
preserved six (6) inch caliper tree shall 
be: 

·· Two (2) required shade trees or 

·· Four (4) ornamental trees

•	 Lighting

▫▫ A lighting plan should be required as part 
of the Plan Commission site development 
plan review

▫▫ Internal drive, parking, loading, and 
walkway areas should be illuminated 
as evenly as possible, not exceeding an 
average of 3 footcandles. 

▫▫ All freestanding lights and lights mounted 
on walls or facades should use cutoff, or 
full cutoff luminaires.

▫▫ Lighting should not cause illumination 
beyond any residential lot line in excess 
of 0.1 footcandles of light and any non-
residential property line or road right-of-
way line in excess of 0.3 footcandles of 
light.
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•	 Signage

▫▫ Off-premise (outdoor advertising) signs 
should only be permitted as a special 
exception use in the Interstate Flex District.

▫▫ In addition to established criteria for 
evaluating special exception uses, criteria 
used to review off-premise signage may 
include:

·· Does not block views or vistas of 
bodies of water, natural areas, 
or buildings and landmarks of 
significance. 

·· Not placed on top of buildings.

·· Does not interfere with already 
installed signage, whether on a 
building or freestanding.

·· Does not impact residential 
development or result in unsightly 
views from residential areas.

•	 Architectural Requirements

▫▫ Buildings should generally avoid long, 
monotonous, uninterrupted walls or roof 
planes.

▫▫ Building entrances should be well-defined 
and articulated by architectural elements 
such as lintels, pediments, pilasters, 
columns, and other design elements 
appropriate to the architectural style and 
details of the building.

▫▫ Roof mounted equipment should be 
screened through the use of a parapet 
wall or other design detail, as approved 
by the Plan Commission.

▫▫ All exterior wall building materials 
shall be high quality, and shall be any 
combination of the following:

·· Brick or face tile

·· Wood lap siding

·· Stone

·· Glass (reflective glass shall be limited 
to a maximum of fifty percent (50%) 
of the area of any facade wall on 
which glass is used)

·· Tinted and/or textured concrete 
masonry units (such as split-face block 
and burnished block)

·· Architectural precast concrete or tilt-
up concrete panels

·· Architectural metal, corrugated or 
ribbed metal siding shall be limited 
to a maximum of fifty percent (50%) 
of the area of any facade wall on 
which architectural metal is used

·· Exterior Insulation and Finish Systems 
(EIFS)

·· Fiber cement board.
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•	 Access and Circulation

▫▫ Common entrances shared by several 
properties and developments is strongly 
encouraged.

▫▫ Access roads to contiguous tracts should be 
coordinated so as to form one main access 
road serving adjacent developments.  
Access roads should be designed to align 
with one another, where possible.

▫▫ A ten foot wide, paved trail should be 
provided on all properties fronting SR 
61, along the length of the frontage.  
This should include accessible curb 
ramps at intersections and any crossings 
that include a grade change.  The Plan 
Commission, at its discretion, may accept 
dedication of a permanent easement for 
such trail construction in lieu of actual trail 
construction.

▫▫ Dedicated pedestrian paths should be 
constructed to connect parking areas 
to building entrances.  Additionally, 
buildings fronting on SR 61 should include 
pedestrian facilities connecting building 
entrances to the trail along the roadway.

•	 Placement of utilities

▫▫ The installation of new utility systems 
should be installed underground in a 
manner approved by the applicable 
utility provider. Certain appurtenances 
and accessory equipment that must be 

installed above ground for servicing is 
permitted.  This may include fire hydrants, 
gas and electrical meters, electric service 
cabinets, irrigation controllers, and similar 
features.

▫▫ Electric power transmission lines are 
exempt from this requirement.

▫▫ Where undergrounding is not feasible, 
alternative placement should be 
approved by the Plan Commission during 
site development plan review.

PLANNED UNIT DEVELOPMENT 
(PUD) ORDINANCES
Before a PUD ordinance can be adopted for 
particular real estate, a Planned Unit Development 
district must be created within the zoning ordinance.  
The process to adopt an initial zoning ordinance 
is described in Indiana Code 36-7-4-600 series 
and PUD ordinances are described in more detail 
under Indiana Code 36-7-4-1500 series.  Before 
a zoning ordinance can be created, Indiana Code 
requires that a comprehensive plan must first be 
adopted for the jurisdiction.  The steps to create 
a zoning ordinance that allows for planned unit 
developments within Pike County is outlined below.

1.	 Convene the Pike County Area Plan Commission 
and appoint new members as necessary.

2.	 Review and ensure the vision and policies of 
the Pike County 2008 Comprehensive Plan 
are still applicable.
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3.	 Plan Commission must initiate a proposal to 
create the zoning ordinance.

4.	 Prepare zoning ordinance text that describes 
the geographic area over which it shall apply.  
The zoning ordinance text will need to have at 
least two districts.  One district would be for 
unrestricted uses and would initially be applied 
to the entire geographic area.  In practice, 
this would be a continuation of the current “no 
zoning” condition.  The second district would 
be the Planned Unit Development District.  
This district would not initially be applied to 
any land area but would be created for later 
application if requested by a property owner.  
A zoning map would be prepared to reflect 
these districts.

5.	 Plan Commission must give notice of and hold 
a public hearing on the proposed ordinance.

6.	 Plan Commission must vote to make a 
recommendation to and certify their decision 
to the County Commissioners.

7.	 County Commissioners then adopt the 
ordinance.

8.	 Plan Commission must publish notice of 
adoption.

After adoption of the initial zoning ordinance, a 
similar but slightly less involved process would be 
used to adopt the PUD ordinance itself.

1.	 Property owner prepares PUD district 
ordinance and map.

2.	 Submit PUD proposal to Plan Commission.

3.	 Plan Commission must give notice of and hold 
a public hearing on the proposed PUD.

4.	 Plan Commission must vote to make a 
recommendation to and certify their decision 
to the County Commissioners regarding the 
proposed PUD.

5.	 County Commissioners then adopt the PUD 
ordinance.

At a minimum, the PUD district ordinance must 
designate the property to which it applies, 
specify the uses permitted in the district, specify 
any additional development requirements, and 
specify the documentation to be submitted for 
development projects within the PUD area.   These 
minimums may not be adequate for a clear and 
effective PUD ordinance.  The following is a 
potential outline for PUD ordinances that may 
be created for portions of the master plan area.  
In some cases, not all sections may be deemed 
necessary by the owner/developer:

1.	 Intent – Overall goals

2.	 Applicability – Boundaries of the PUD and 
geographic definition of any subareas, if 
applicable

3.	 Process – Description of application 
requirements and any special review 
procedures

4.	 Permitted Uses – listed by subarea, if 
applicable

Development Review Committee Creation – 
Sample Language
A Development Review Committee (DRC) is 
hereby created for the [NAME OF PUD]. The 
DRC shall consist of not less than one member 
or more than five members. The initial members 
shall be appointed by the [DEVELOPER OF 
PUD]. The [DEVELOPER OF PUD] shall also have 
the right to remove and replace members of 
the DRC from time to time for any reason, in 
its sole discretion. If the event of the removal 
or resignation of a member or members, 
the [DEVELOPER OF PUD] is authorized to 
appoint the successor or successors to fill the 
vacancies. The DRC may solicit the advice and 
recommendation of any person or entity with 
expertise in any discipline it deems appropriate 
for advice as to matters pending before it. If the 
DRC contains more than 1 member, the members 
shall elect a chairperson and vice-chairperson 
and adopt bylaws.

If the [DEVELOPER OF PUD] so desires to 
voluntarily relinquish its authority, it shall do so 
by written notice sent to Pike County Area Plan 
Commission, Board of Commissioners, and all 
owners of property within the [NAME OF PUD].

Prior to the issuance of an improvement location 
permit and the construction of any structures or 
other improvements upon real estate located 
within the [NAME OF PUD], the owner or tenant 
of the subject parcel of real estate shall petition 
the DRC for approval. Such petition shall include 
the following: 

[LIST OF SUBMITTAL REQUIREMENTS]
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5.	 Accessory Uses – uses permitted only when 
associated with a principal use

6.	 Development Standards – listed by subarea, 
if applicable

a.	 Minimum lot area

b.	 Minimum lot width and/or frontage

c.	 Minimum front, side, and rear setbacks

d.	 Maximum building height

e.	 Maximum site coverage

7.	 Architecture

a.	 Exterior building materials

b.	 Other architectural standards may be 
used to articulate building entrances, 
screen mechanical equipment, and/or 
avoid long, uninterrupted wall planes.  
These standards may not be appropriate 
given the warehouse and industrial flex 
spaces planned for large portions of the 
master plan area.

8.	 Landscaping and Screening

a.	 Minimum landscaped area – this should 
correspond to maximum site coverage 
(6.e.)

b.	 Perimeter or buffer landscaping between 
different use categories

c.	 Parking lot landscaping

d.	 Screening of outdoor storage or utility 
areas

e.	 Standards for the minimum size of 
landscape material at time of installation

f.	 Requirements or credits for preservation 
of existing tree stands

9.	 Lighting

a.	 Minimum light levels, typically expressed 
in footcandles, for internal streets, 
driveways, parking lots, and service areas

b.	 Additional standards may include 
maximum mounting heights or types of 
luminaires permitted (full cutoff, cutoff, 
etc.)

10.	Parking - Number of parking spaces based 
on use and intensity (square footage)

11.	Signage

a.	 Permitted sign types

b.	 Maximum sign area, may be based on 
façade area

12.	Drainage and Erosion Control

a.	 Erosion control practices to be used during 
construction activity

b.	 Stormwater drainage regulations

13.	Definitions - key terms and how measurements 
will be calculated
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One item of particular importance for PUDs in the 
master plan area will be item 3. Process in the 
above outline.  Given the many large parcels and 
property owners who own large land areas within 
the study boundary, combined with no existing 
zoning, it is anticipated that some individual 
review and approval of development petitions 
will be desired to protect the value of the owner’s 
surrounding land.  A special development review 
committee can be created through text included in 
the PUD ordinance.  This committee should include 
one or more members, appointed by the owner 
and/or master developer.  If these members 
will be appointed for a set term that should be 
spelled out in the ordinance.  Similarly, if they may 
be removed or replaced at any time that should 
be made clear.

The PUD should also describe the review 
and approval process by the development 
review committee.  Typically, approval from 
the development review committee would be 
required before the issuance of a building permit 
from the County.  Application requirements for 
the potential owner or tenant may include site 
plans, building elevations, landscape plans, 
signage plans, construction planning and phasing, 
as well as a general description of anticipated 
operations.  Timelines for application submittal 
and review, design review committee action, and 
formal approval should be expressed.

COVENANTS, CONDITIONS, AND 
RESTRICTIONS (CC&RS)
CC&Rs may be written into the deed of a property 
or into the bylaws of a subdivision, which the 
deed would then reference.  Like zoning, CC&Rs 
may limit the types of land use permitted, define 
architectural standards, put controls on business 
activities, and require special review processes.  
CC&Rs are created by the developer and signed 
by subsequent owners of property.  If CC&Rs are 
to be used to control land use and development 
within a commercial or industrial park, as may be 
the case for a portion of the master plan area, 
they should generally include:

1.	 Identification of the Declarant – the owner/
developer, typically organized as an Indiana 
corporation.  It is important to maintain clarity 
in language between the current owner who is 
creating the CC&Rs versus subsequent owners 
who will be subject to it.

2.	 Definitions – key terms as to how they relate 
to the CC&Rs

3.	 Applicability – typically all subsequent 
owners, guests, tenants, or other occupants of 
the property

4.	 Rights to Common Areas – if applicable

5.	 Permitted or Prohibited Uses – In some cases 
the developer may want to only permit a 
specific list of uses.  In other cases, it may only 
be several uses that are expressly prohibited 
with all other uses being permitted
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6.	 Additional Development Controls

a.	 Architectural standards

b.	 Parking and loading requirements

c.	 Lighting

d.	 Signage

e.	 Landscaping

f.	 Outdoor storage and operations

g.	 Performance standards – noise, odor, 
vibration

7.	 Association – In cases where CC&Rs are being 
applied to a single property, an association 
is not necessary.  However, where multiple 
properties will be governed by a common 
set of CC&Rs, as association is strongly 
encouraged.

a.	 Organization – typically a non-profit 
under the laws of the State of Indiana

b.	 Membership – typically divided into two 
categories.  Class A members are those 
owners other than the developer.  Class B 
members are the developer.  

c.	 Voting Rights – Voting rights can vary 
substantially.  Some CC&Rs give equal 
voting weight to Class A and B members.  
Other sets of CC&Rs weight voting so that 
the developer gets more votes per lot than 
Class A members.  Some CC&Rs allow 
for total control and amendment by the 
Class B member as long as they maintain 

ownership of a single lot.  Whatever 
system is selected, it needs to be clearly 
defined within the CC&Rs.

d.	 Board of Directors and Meeting Schedule

e.	 Bylaws – typically attached as an exhibit

f.	 Responsibilities – typically maintenance of 
common areas, assessment and collection 
of fees, and enforcement of rules and 
regulations

8.	 Design Review Committee – if applicable

a.	 Members – appointed by board or Class 
B member

b.	 Purpose and Duties – review the 
design and location of all proposed 
developments and additions

9.	 Assessments – typically the developer 
is exempt from both annual and special 
assessments

a.	 Annual Assessments

b.	 Special Assessments

10.	Process for Amendments

As private land use controls, CC&Rs are enforced 
by adjacent property owners or the association 
via a lawsuit, seeking an injunction against the 
prohibited activity.  This can make enforcement 
costly and time consuming.  One way to counteract 
this is through strong association management and 
prompt identification of violations.
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ACTION PLAN
The following table includes a list of projects 
and initiatives organized around the four plan 
goals of land use, transportation, utilities & 
infrastructure, and landscape & natural systems.  
These projects and initiatives translate the land 
use, transportation, and utility frameworks as well 
as larger plan goals and recommendations into a 
series of manageable actions, ultimately leading 
to realization of the master plan study.

Project Timeframe
In order to help plan for the efficient use of limited 
resources, a relative timeframe is developed for 
each project.  These timeframes begin to identify 
priority projects, but should be considered planning 
tools.  They are not a commitment to action or 
funding of a project by a certain deadline.  Project 
timeframes may shift given changing conditions, as 
development progresses, or as potential funding 
sources are made available.  The five timeframes 
are:

•	 Immediate / On-Going: 0 – 1 years

•	 Short Term: 1 – 3 years

•	 Medium Term: 4 – 6 years

•	 Long Term: 7+ years

•	 As Development Requires: These projects 
should generally be considered long term 
but may move up in priority given specific 
development proposals that would warrant 
the immediate investment

Responsible Parties
Responsible parties are identified for each 
project in order to begin conversations and 
the organization that will be required for 
implementation.  Responsible parties include City 
and County boards, commissions, and departments; 
the economic development corporation; land and 
business owners; potential funding partners; and 
other state and local agencies.
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LAND USE
TIMEFRAME

RESPONSIBLE 
PARTIESImmediate 

/ On-Going
Short Term 
(1-3 yrs)

Medium 
Term 

(4-6 yrs)

Long Term 
(7+ yrs.)

As 
Development 

Requires

1.	 Update the City of Petersburg Comprehensive Plan, including 
goals and policies of the Master Plan.

City Plan Comm.
City Council
OCRA

2.	 Update the City of Petersburg Zoning Ordinance to create 
a new interchange district or districts to promote the land 
use and development goals of the Master Plan for areas 
within City planning and zoning jurisdiction. 

City Plan Comm.
City Council
Property Owners

3.	 Adopt a Planned Unit Development (PUD) enabling 
ordinance to allow voluntary zoning of property for areas 
outside of City planning and zoning jurisdiction.

County Comm.

4.	 Develop a model set of Covenants, Conditions, and 
Restrictions (CC&Rs) to reflect the land use and development 
goals of the Master Plan, to be used by property owners 
and developers where zoning is not practical.

EDC
Property Owners

5.	 Develop a policy for expanding the City’s planning and 
zoning jurisdiction or annexation of lands into the City to 
better serve new development with public services.

City Plan Comm.
City Council
County Comm.

6.	 Pursue “Shovel Ready” site certification for additional 
properties within the Master Plan area.

EDC
Property Owners
IEDC
Utility Partners
Railroads

7.	 Construct the Technology Center as a gate-way to Pike 
Crossing, Generation Springs, and the larger south 
interchange area.

EDC
EDA
Pike Co. Progress Partners
Local funding partners

8.	 Construct a speculative, flex building of approximately 
50,000 square feet, with the potential for expansion, at the 
southeast quad-rant of the interchange.

EDC
County Council
County Comm.
Property Owner
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TRANSPORTATION
TIMEFRAME

RESPONSIBLE 
PARTIESImmediate 

/ On-Going
Short Term 
(1-3 yrs)

Medium 
Term 

(4-6 yrs)

Long Term 
(7+ yrs.)

As 
Development 

Requires

1.	 Reconstruct CR 300 N from SR 56 / 61 to SR 57. County Council
INDOT

2.	 Complete the Phase 1 reconstruction of E CR 350 N and new 
connection to SR 61.

County Council
INDOT

3.	 Reconstruct CR 175 E from E CR 300 N to the interstate. County Council
INDOT

4.	 Reconstruct CR 300 N from SR 61 to CR 175 E. County Council
INDOT

5.	 Reconstruct Meridian Road from CR 300 N to the southern 
terminus.

County Council
INDOT

6.	 Improve the N CR 75 E and SR 61 intersection and connection 
to Generation Springs, including safety improvements such 
as acceleration and deceleration lanes, and gate-way 
elements such as signage, landscaping and lighting.

County Council
INDOT

7.	 Improve the Generation Springs haul road from N CR 75 E 
to a distance approximately ¼ mile east of the interstate.

County Council
INDOT

8.	 Construct a new road through the Generation Springs site 
from CR 300 N to the haul road.

County Council
INDOT

9.	 Construct a new road, extending E CR 350 N to SR 356. County Council
INDOT

10.	 Construct a new road, extending CR 175 E to SR 356, 
paralleling Interstate 69.

County Council
INDOT

11.	 Construct new roads between E CR 350 N and E CR 300 N 
to serve development in Pike Crossing.

County Council
INDOT

12.	 Evaluate options to include bicycle and pedestrian facilities 
in public works projects and as a development regulation in 
the City of Petersburg Zoning Ordinance.

City Plan Comm.
City Council
County Comm.
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UTILITIES & INFRASTRUCTURE
TIMEFRAME

RESPONSIBLE 
PARTIESImmediate 

/ On-Going
Short Term 
(1-3 yrs)

Medium 
Term 

(4-6 yrs)

Long Term 
(7+ yrs.)

As 
Development 

Requires
1.	 Conduct fiscal impact studies as part of business attraction 

and incentive efforts to ensure that new development can 
help pay for public services.

EDC

2.	 Coordinate utility, transportation, storm water, and other 
infrastructure improvements to combine construction projects 
and reduce costs.

City
County
EDC
Utility Partners

3.	 Pro-actively coordinate with INDOT regarding improvements 
to state routes within the Master Plan area.

EDC
INDOT
City
County

4.	 Update City and County ordinances to re-quire right-of-
way and/or easement dedication during the development 
process.

City Plan Comm.
City Council
County Comm

5.	 Construct a new City of Petersburg water treatment plant 
and water supply well necessary for average daily demand 
of approximately 500,000 gallons in the planning area.

City Council
USDA – Rural Dev. Grant

6.	 Construct a new 750,000 gallon, elevated water storage 
tank along the SR 61 corridor, south of Petersburg in order 
to increase system storage to be between 1 to 2 days 
average system usage plus fire flow.

City Council
USDA – Rural Dev. Grant

7.	 Construct improvements to the City of Petersburg wastewater 
treatment plant in order to increase treatment capacity.

City Council
USDA – Rural Dev. Grant

8.	 Coordinate extension of utilities along with transportation 
improvements outlined above in Transportation Matrix.  
Obtain R/W necessary for utility extensions.  Establish 
funding sources for utility extensions.

County Council
Redev. Comm.
City of Petersburg
Property Owners

9.	 Extend water and sanitary sewer service in the Interchange 
– North planning area.

City of Petersburg
EDC
County Council
Property Owners
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LANDSCAPE & NATURAL SYSTEMS
TIMEFRAME

RESPONSIBLE 
PARTIESImmediate 

/ On-Going
Short Term 
(1-3 yrs)

Medium 
Term 

(4-6 yrs)

Long Term 
(7+ yrs.)

As 
Development 

Requires

1.	 Explore the use of green infrastructure and other 
stormwater best management practices in all new 
development in order to reduce the risk of flooding.

City Council
City Plan Comm.
County Comm.

2.	 Adopt/update development ordinances to limit 
construction within the floodplain to passive and active 
recreation uses, utility easements, and non-critical site 
improvements.

City Council
City Plan Comm.
County Comm.

3.	 Adopt/update development ordinances to provide 
incentives for the preservation of open space and 
wooded areas.

City Council
City Plan Comm.
County Comm.

4.	 Ensure the preservation of and access to important 
cultural and historical assets, including the Brenton 
Family Cemetery.

EDC
Pike County Historical 
Society

UTILITIES & INFRASTRUCTURE - CONTINUED
TIMEFRAME

RESPONSIBLE 
PARTIESImmediate 

/ On-Going
Short Term 
(1-3 yrs)

Medium 
Term 

(4-6 yrs)

Long Term 
(7+ yrs.)

As 
Development 

Requires
10.	 Extend water and sanitary sewer service to the Generation 

Springs site and Pike Crossing.  Construct new wastewater 
treatment plant south of Generation Springs as development 
warrants and exceeds capacity of Interchange – North force 
main.

County Council
City Council
EDC
Property Owners

11.	 Extend sanitary sewer service to the Indiana Southern Sites.
County Council 
Redev. Comm.
Property Owners

12.	 Develop a policy for the dedication of utility infrastructure 
to the City of Petersburg.

City Council
City Plan Comm.
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FUNDING
Funding for the complete development of the 
Interchange Area Master Plan will require 
creative use of resources, partnerships, leveraging 
opportunities, and judicious timing.  Potential 
funding sources are easy to identify, but obtaining 
money from them can be difficult.  Funds are 
limited and competitive.  For these reasons, it is 
essential that the implementation of projects be 
accomplished in a way to maximize efficiency 
and return on investment.  It is recommended that 
whenever possible, Pike County and the City of 
Petersburg leverage local resources to pursue 
additional funding opportunities with the Indiana 
Department of Transportation (INDOT) Local Public 
Agency Programs. The following section discusses 
various funding sources for implementation of this 
plan’s recommendations and realization of the 
plan vision.  

Bonds
Backed by the credit and “taxing power” of 
the issuing jurisdiction, a bond is government 
debt issued to raise money to finance capital 
improvements.  A bond issue requires a vote by 
citizens in a general election.  Property taxes and 
other revenue then pay for the bond’s retirement.

“Common Paths” initiative
INDOT’s Common Paths program is a larger 
umbrella program and approach to road planning, 
design, and decision-making that considers and 
balances the dynamic needs of various users of 
our transportation system with a focus on moving 
people and goods safe and efficiently from point 

A to point B.   The program is about the basics: 
improving the transportation system’s safety and 
functionality for all users regardless of age, ability, 
or mode of travel (car, truck, walking, biking, or 
transit) and satisfies national Complete Streets 
initiatives.  Improvements are funded through three 
individual programs: American with Disabilities Act 
(ADA) Transition Plan Development & Oversight, 
Small Communities Sidewalk Program (SCSP), and 
the Indiana Stellar Communities designation. 

Community Development Block 
Grant (CDBG)
CDBG entitlement program allocates annual 
grants to cities, counties, and states to develop 
safe housing and expand economic opportunities 
for low- and moderate-income people. Activities 
supported by these funds must address one of the 
national priorities: benefit low- and moderate-
income persons, prevention or elimination of 
blight, or address community development needs 
that pose serious and immediate threat to the 
health or welfare of a community.  Within Indiana, 
the Office of Community & Rural Affairs (OCRA) 
administers CDBG funds through a number of 
programs including: Blight Clearance Program, 
Main Street Revitalization Program, Planning 
Grants (Comprehensive Plans, Utility Plans, Park 
Plans, etc.), Stormwater Improvement Program, 
and Wastewater Drinking Water Program.
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CreatINg Places Program 
CreatINg Places is a place-based crowdfunding 
grant program offered through the Indiana Housing 
and Community Development Authority (IHCDA) 
for non-profits and local units of government. The 
program is focused on placemaking activities, 
such as implementing creative community 
improvements, activating underused public 
spaces, creating new public spaces, establishing 
public wi-fi in a community gathering space, 
streetscape beautifications, etc. Like other 
crowdfunding programs, residents can contribute 
to programs and projects they are interested in 
seeing implemented. If the fundraising goal is met 
within a specific timeframe, funding is matched by 
IHCDA. Up to $50,000 of matching grant funds 
are available per project. 

Economic Development Assistance 
Program, Economic Development 
Administration
Under this FFO, EDA solicits applications from 
applicants in rural and urban areas to provide 
investments that support construction, non-
construction, technical assistance, and revolving 
loan fund projects under EDA’s Public Works 
and EAA programs. Grants and cooperative 
agreements made under these programs are 
designed to leverage existing regional assets 
and support the implementation of economic 
development strategies that advance new ideas 
and creative approaches to advance economic 
prosperity in distressed communities. EDA 
provides strategic investments on a competitive- 
merit-basis to support economic development, 

foster job creation, and attract private investment 
in economically distressed areas of the United 
States.

Impact Fee
An impact fee is a charge on new development 
to pay for the cost of infrastructure and related 
services that are necessitated by and benefit the 
new development.  The fee is based on the type 
of development assessed for the increase in the 
burden on infrastructure.  Fees contribute to a non-
reverting fund and can be used for infrastructure 
improvements and amenities including park and 
recreation and multimodal projects.

Indiana Brownfield Program Grant
Commercial and industrial sites with contamination 
are not attractive to private developers and 
often require significant financial resources, legal 
disputes, and complex regulatory hurdles. The 
Indiana Brownfield Program’s Revolving Loan Fund 
offers low cost funding to finance environmental 
cleanups and facilitate redevelopment of 
brownfield sites. Under the Brownfields Tax 
Incentive, environmental cleanup costs are fully 
deductible in the year incurred.
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INDOT Transportation Alternatives 
Program (TAP)
TAP projects are federally subsidized, community-
based projects that expand travel choices 
and enhance the transportation experience 
by improving the cultural, historic, aesthetic, 
and environmental aspects of transportation 
infrastructure.  Fifty percent of TAP funds are sub 
allocated to areas and Metropolitan Planning 
Organizations (MPOs) based on population.  A 
competitive process for these funds is used at both 
the regional MPO and at the State level and the 
program requires local communities to contribute 
a minimum 20 percent match (80 percent federal 
funds, 20 percent local).

TAP funds may be used for projects or activities 
that are related to surface transportation and 
described in the definition of “Transportation 
Alternatives.” This includes:

•	 Construction, planning, and design of on-road 
and off-road trail facilities for pedestrians, 
bicyclists, and other non-motorized forms of 
transportation.

•	 Construction, planning, and design of 
infrastructure-related projects and systems 
that will provide safe routes for non-drivers, 
including children, older adults, and individuals 
with disabilities to access daily needs.

•	 Community improvement activities, including— 

▫▫ Inventory, control, or removal of outdoor 
advertising;

▫▫ Historic preservation and rehabilitation 
of historic transportation facilities;

▫▫ Vegetation management practices in 
transportation rights-of-way to improve 
roadway safety, prevent against invasive 
species, and provide erosion control; and

▫▫ Archaeological activities relating to 
impacts from implementation of a 
transportation project eligible under 23 
USC.

•	 Any environmental mitigation activity, including 
pollution prevention and pollution abatement 
activities and mitigation to— 

▫▫ Address storm water management, 
control, and water pollution prevention 
or abatement related to highway 
construction or due to highway runoff; or

▫▫ Reduce vehicle-caused wildlife mortality 
or to restore and maintain connectivity 
among terrestrial or aquatic habitats.

The eligible entities to receive TAP funds are local 
governments; regional transportation authorities; 
transit agencies; natural resource or public 
land agencies; school districts, local education 
agencies, or schools; tribal governments; and 
any other local or regional governmental entity 
with responsibility for oversight of transportation 
or recreational trails (other than a metropolitan 
planning organization or a State agency) that the 
State determines to be eligible.
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Land and Water Conservation Fund, 
Indiana Department of Natural 
Resources – Division of Outdoor 
Recreation
Funding available to Park and Recreation Boards 
in Indiana. Since the LWCF is a reimbursing 
program, the project sponsor does not receive the 
grant funds at the time of application approval. 
The sponsor must have the local matching 50% of 
the project cost available prior to the application. 
The sponsoring park and recreation board 
is reimbursed 50% of the actual costs of the 
approved project.  Local sources of funding that 
may be derived from tax levies, bond issues, gifts, 
appropriations, and donations, are used to match 
federal assistance. Grant applications may consist 
of land acquisition and/or facility construction 
or renovation for local public parks for outdoor 
recreation.  New parks or additions to existing 
parks may be funded. 

Low Income Housing Tax Credit 
(LIHTC) 
The LIHTC program is the dominant federal funding 
source for affordable housing but is administered 
at the state level. There are two programs within 
LIHTC, the 4% and 9% credit. The 4% program, 
which offers less financial incentives, is a non-
competitive process, whereas the 9% program, 
which provides significantly more funding, is 
highly competitive. Though this program targets 
households earning between 30% and 60% 
Area Median Income, the actual makeup of each 
project will vary.

Railroad Property Tax
Class 1 and short line railroads do pay property 
taxes, but in a fashion different than other users 
of real estate.  For operating railroads, taxes are 
assessed for operating track vs other ancillary 
real estate.  State agencies track these factors 
for each railroad in relation to reported revenue, 
and collect corresponding taxes for distribution 
in local counties based on corresponding shares 
of statewide rail infrastructure.  While this 
revenue stream may be modest, local officials 
in Pike County should investigate this revenue 
stream for use in supporting rail-linked industrial 
development efforts. 

Recreational Trails Program (RTP), 
State and Community Outdoor 
Recreation Planning Section
Funding for the acquisition and/or development 
of multi-use recreational trail projects. Since this 
is a reimbursing program, the project sponsor will 
not receive a cash grant at the time of project 
approval.  Instead, the sponsor must pay the bills 
and then be reimbursed for a maximum of 80% of 
the expenses incurred for the project.  The Indiana 
RTP will provide 80% matching reimbursement 
assistance for eligible projects.

Section 108 Loans
Section 108 Loans are a flexible federal funding 
source that provide local municipalities with a source 
of financing for economic development, housing 
rehab, public facilities, and other development 
projects. This program allows local governments 
to leverage their CDBG allocation into federally 
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guaranteed loans. Local governments must pledge 
their current and future allocation as security for 
the loan.

Surface Transportation Program 
(STP)
The STP program provides flexible funding 
that may be used by States and localities for 
projects to preserve and improve the conditions 
and performance on any Federal-aid highway, 
bridge and tunnel projects on any public road, 
pedestrian and bicycle infrastructure, and transit 
capital projects, including intercity bus terminals.  
Administered through INDOT, this is an 80/20 
matching program.

Tax Increment Financing (TIF)
A TIF district uses future property tax revenues 
generated within a defined area to pay for 
improvements and incentivize redevelopment.  
As the assessed values (AV) of properties within 
a TIF district increase, the incremental growth in 
the property taxes since the establishment of 
the district (base year) is captured to assist with 
investment in the area.  Taxing entities within the 
TIF district will receive the same amount of taxes 
as identified in the base year even though the AV 
is increasing.

USDA Rural Development
USDA Rural Development operates  over fifty 
financial assistance programs for a variety of rural 
applications.  The Water & Waste Disposal Loan 
& Grant Program provides funding for clean and 
reliable drinking water systems, sanitary sewage 
disposal, sanitary solid waste disposal, and storm 
water drainage improvements.  Funding is most 
commonly available in the form of long-term, low 
interest loans but may include grants to help keep 
used costs reasonable.


