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Chapter
One
Executive Summary
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EXECUTIVE SUMMARY
The plan was commissioned to answer the
question of what needs to be done to attract
employers to Jamestown. The early part of this
plan revealed the community needs to invest in
water, sanitary sewer, storm, gas and roadway
upgrades to be competitive.
Planning also identified another reality, which
is that executing any of the plan goals would
be a challenge with the Town’s limited financial
resources and staff capacity. With these
realities, many planning goals will depend
upon volunteers. Volunteers can only do so
much, and they can burn out if overburdened.
An operating principle will be to only choose
a few activities at a time, and work on those
activities until they are completed.
As the plan developed, an economic
development strategy was identified that would
create three areas of emphasis:
1. Recruit basic employers with well-paying
jobs to the sites at the southwest corner
of the I-74 and SR 75 interchange.
2. Increase business activity in the
downtown.
3. Increase the town’s population.
During the planning process, Jamestown’s
preparations showed outstanding results. The
community learned it had been selected as
the home of a new $75 million manufacturing
business. Steering committee efforts shifted
from planning to early implementation, and the
implementation plan priorities were adjusted to
review how to capitalize on this new business
locating in town.
Adjusted for this opportunity, the following
priority actions were established. It is
anticipated that the following priorities will be
the focus of the first year of activity following
this plan.
2
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Implement Plan to Extend Infrastructure
to the Economic Development Site:
• With over 400 acres of land available
at the southwest quadrant of the I-74/
SR 75 interchange, Jamestown is well
positioned with one of the more attractive
development sites on I-74 in Indiana west
of Brownsburg. With the first business now
under construction, efforts are being made
to extend infrastructure to the employer
sites to support development.

Establish Planning and Zoning Controls
for Development Areas:
• While Jamestown desires to see
development occur at the employer sites, it
also desires to protect the character of the
community in the process. The Town will
need to work with the County to establish
joint planning controls to direct industrial
development toward the new employer
sites, restrict development to only light/
enclosed manufacturing, direct commercial
development toward the existing downtown,
and preserve the existing character of the
SR 75 corridor.

Join Indiana Main Street:
• The actions of the Jamestown Merchants
and Community Association are making a
difference in the community. To become
even more effective, it is recommended
that the Association and the Town work
together to join Indiana Main Street. Not
only does this provide access to significant
education and training resources, it
also makes the Town eligible for OCRA
construction grants.
After the initial priorities are accomplished, the
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Town should begin to work on the next tier of
priorities.

Complete Volunteer Driven
Beautification Projects:

• When planned infrastructure extensions
are complete, it will enable the Town
to serve up to an additional 100 acres
immediately. Incremental infrastructure
upgrades may be required to serve these
employer sites, depending on the type and
configuration of development.

• To encourage redevelopment in the
downtown, investment should be made
to enhance and beautify the downtown.
The initial priority should be to promote
volunteer driven beautification efforts since
they are low cost and quick to complete. It
will be important to recruit and recognize
volunteers through programs such as an
annual “Volunteer of the Year” award.

Increase Population of Jamestown:

Pursue Downtown Revitalization Grants:

• One of Jamestown’s key challenges is its
low population. This results in limited
financial capacity for the Town. As
development occurs at the employer sites,
it is recommended that the Town use this
opportunity to attract new residents.

• While the initial focus of downtown
redevelopment should be on lower cost
volunteer driven efforts, some higher cost
projects will require funding help. For
needed downtown streetscape and façade
improvements, it is recommended that
the Town pursue grants to assist them
in redevelopment efforts. One example
would be Main Street Revitalization
Program grants from the Indiana Office of
Community and Rural Affairs (OCRA).

Available industrial site - Source: HWC

Another beautification effort in a downtown alley - Source:
HWC

Expand Employer Sites:

u
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INTRODUCTION

PROJECT BACKGROUND

Although near metropolitan Indianapolis,
Jamestown is located far enough away from
the city that it has not seen development
like many other closer communities have
experienced. But with significant acreage
at the I-74 interchange, community leaders
understand that Jamestown has the necessary
ingredients to attract businesses to town.

Commissioned by the Town of Jamestown, the
purpose of this plan is to create a guide for
future economic development in Jamestown. It
was funded by a $40,000 Planning Grant from
the Indiana Office of Community and Rural
Affairs (OCRA).

Just two years prior to beginning this plan,
a prospective business nearly committed to
Jamestown. While disappointed not to land
the development, the process helped the
community realize that development was
coming – and that they needed to take steps to
prepare – so they could win “the next one”.
The “next one” came more quickly than they
envisioned. Even before this plan had gotten
off the ground, another prospect investigated
Jamestown and soon put it on their short
list. With the help of the project team,
infrastructure development plans were put in
place to help plan for this business, as well as
accommodate long term growth in surrounding
areas.
Part-way through this plan, it became apparent
that the prospect was likely to choose
Jamestown. This changed the course of the
plan again. Instead of detailing out scenarios
for financing and building initial infrastructure
to the site, the community was able to retain
a firm to complete the design and drive that
process. This allowed the plan to shift focus
to how to continue the momentum started
through this plan, and to prepare for Phase 2
and beyond.
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Planning Grants are funded with Federal
Community Development Block Grant (CDBG)
dollars from the U.S. Department of Housing
and Urban Development (HUD). The goal of the
program is to encourage communities to plan
for long-term community development.

PLANNING SCOPE
As mentioned, the community embarked on
this plan after coming close to landing a major
employer. This left residents and community
leaders asking many questions that they
expected this plan to answer:
• What should we do to be better prepared
for the next prospect?
• What will it take to have infrastructure
ready for the next prospect?
• How can a small town with limited
resources prepare for growth and
development?
• How do we attract compatible business
(and the opposite – how do you keep out
undesirable businesses)?

Introduction
Chapter 2

To answer these questions, and make plans to
address them, the scope of the plan included:
• An assessment of existing demographic
and economic conditions
• A review of the development potential of
sites in Jamestown
• Development of a plan to extend
infrastructure to new employer sites in
Jamestown
• Review and recommendation of tools to
support economic development
• The establishment of goals for economic
development
• An action plan to identify how to implement
the goals of the plan.

After key issues and opportunities were
identified, a presentation was made to the
Jamestown Town Council at a regular council
meeting. This provided the Town Council
and residents an opportunity to see what the
committee was considering in the plan.
After the draft plan was developed, a detailed
public presentation of the plan was given
and input on the plan was received. This was
incorporated into a revised draft, which was
presented for review at a formal public hearing.

PLANNING PROCESS
The planning process started with a local
steering committee consisting of Jamestown
residents, business leaders, county officials,
and Boone County Economic Development
Corporation (EDC) representatives. This
team served as the primary planning group
throughout the course of the planning effort.
To guide the plan, the consultant team of HWC
Engineering and Strategic Development Group,
Inc. was retained.
The full committee met four times to review
research, set goals, review public input and
make recommendations. Representatives and
the consultant team also met with local groups
including the Jamestown Merchants and
Community Association, as well as the Boone
County EDC to obtain input on specific parts of
the plan.

Signage for the Jamestown Municipal Building as you enter
the town - Source: HWC

u

7

Jamestown, Indiana Economic Development Plan 2014

PLAN CHAPTER OVERVIEW
Each chapter of the plan presents key
information related to the plan. An overview of
the sections follows:

Section 1: Executive Summary
This section provides a brief overview of the
key research and recommendations of the
plan.

Section 2: Introduction
The introduction provides background on
events leading up to the plan, the purpose and
intent of the plan, and how to use the plan.

Section 3: Evaluation of Existing
Conditions
This chapter contains a review of existing
issues and opportunities that affect planning
in Jamestown. It includes demographic and
employment data, as well as a review of the
assets the community can leverage to create
economic development.

Section 4: Economic Development Vision
and Strategies
The purpose of this chapter is to present the
future vision for economic development in
Jamestown, and the general strategies that will
be used to achieve that vision.
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Section 5: Economic Development
Recommendations
This chapter presents the primary
recommendations for the Town of Jamestown
to accomplish the vision from Chapter 4.

Section 6: Site Assessment and
Recommendations
A key recommendation of this report is
establishing employer sites in Jamestown. In
this chapter, a detailed review of available
employer sites is provided. This section
focuses on the sites at the I-74 interchange
and includes recommendations for the
extension of infrastructure to the employer
sites.

Section 7: Public Input
A summary of the public input received
throughout the planning process is included in
this section.

Section 8: Economic Development
Action Plan
This chapter includes a prioritized summary
of the final recommendations and the specific
steps needed to implement them.
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INTRODUCTION
Before Jamestown can begin the process
for development, its residents must have an
understanding of the community’s current
status. The following chapter reviews the
existing conditions in Jamestown as the town
prepares for revitalization and growth. This
includes an analysis of the population, a
review of its businesses, the potential for new
basic employer development, the state of the
commercial district, and the overall market
area that Jamestown serves.
With a population of 945, Jamestown is small
with very few businesses, and the community
serves a relatively small geographic area.
Consequently, there are few businesses that
will draw people from the greater region of
Montgomery, Boone and Hendricks counties to
shop in Jamestown.
However, the town has a number of assets.
Jamestown’s residences appear to be wellmaintained with distinct neighborhoods.
Jamestown also has a small, clearly defined
downtown. Jamestown’s Granville Wells
Elementary has earned an “A” rating from the
Indiana Department of Education two years
in a row. Residents have a local doctor, bank
and grocery available to them. There are some
vacant buildings and empty lots downtown,
some of which are not well-maintained.
Nonetheless the downtown has potential for
development.

Jamestown has two parks. The 16-acre
Pleasant Acres Park serves as a gateway to
town from the East on U.S. 136. The park
includes hiking paths, interpretive signs, picnic
pavilions and public restrooms. However,
the Town has had problems in the past with
finding enough funding to maintain and further
develop the park. The second park is on a
small downtown lot, and if properly improved,
could become more of asset for the downtown.
As with many communities, there are sections
of sidewalks that need to be improved for
the purposes of safety as well as to promote
pedestrian traffic. In addition, as part of the
overall look of downtown, sidewalks could
benefit from a regular, periodic weeding and
overall cleaning.
An excellent example of revitalization in the
downtown area is the alley pocket park on
Main Street located next to the Historical
Society that is decorated with flowers and a
bench donated by the Boy Scouts. Volunteerdriven beautification projects such as this are
encouraged and outlined in more detail in the
Work Plans section of this plan.
On the west side of North SR 75 Jamestown
also has one of the premier basic employer1
sites available on I-74 between Indianapolis
and the Illinois state border. New basic
employer development in this area could lead
to commercial development along SR 75 north
of town; these new businesses could compete
with an already struggling downtown.

1

A basic employer is one that sells most of its goods and services
outside the community in which it is located.
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Jamestown’s population makes it difficult for
the community to develop. The number of
residents actually saw a slight growth between
1990 (population 864) and 2010 (population
986)2. However, this relatively small population
continues to be a challenge. For example, the
lack of new of residents was a key reason the
U.S. Postal Service closed the full service local
post office.
Another way to view Jamestown is as an “edge
community,” which means that it is located
at the fringe of a metropolitan area. The
current edge city on the west side of Marion
County that has had great population growth
is Brownsburg. Using the right approaches,
Jamestown could take advantage of the
continued Central Indianapolis residential
growth surge and begin to grow its population.
Jamestown offers a small community with a
safe, low-cost environment, and it is close to
Indianapolis. The drive from Jamestown to the
state capitol is 45 minutes.
However, as mentioned above, the town lacks
employment opportunities. As Jamestown
begins to develop its large acreage at the
southwest intersection of I-74 and SR 75,
the new jobs that are created there will
attract people from across Central Indiana. In
addition, Jamestown’s median house value
(2012) is approximately $18,000 below the
state average.

2

BACKGROUND OF THE COMMUNITY
In order to get a full picture of Jamestown, a
demographic analysis was completed. Below
are key points of this analysis followed by
population data, community setting, trends
and projections of economic issues and
factors.
• Jamestown’s population has a higher
concentration of 15 to 29 (20 percent) and
30 to 44-year olds (22 percent) than both
the county and the state.
• Roughly 60 percent of Jamestown’s
residents have earned their high school
degree (or equivalency), but only 22
percent – lower than the county and
state – have completed some college or
associate’s degree.
• The poverty rate in Jamestown, at almost
18 percent, is higher than both the county
and state by 11 percent and 5 percent
respectively.
• The majority of Jamestown residents (61
percent) make less than $50,000 annually.
• Jamestown has 42 percent of its residents
not currently in the labor force. This is
significantly higher than the county (31
percent) and the state (35 percent).

See Figure 1 on page 12

u
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DEMOGRAPHIC ANALYSIS
Population
As shown in Figure 1, Jamestown’s population was about 640 in 1900 and rose to 938 in
1970. After that there was a small drop to 764 and since 1990 it has been slowly increasing
to its current population of 945 people. Population projections are not available for
Jamestown, but Boone County’s population is expected to rise by 44 percent to 88,552 in
2050.
Figure 1: Jamestown Population 1900-2013

Source: 2008-2012 ACS

Age
Age distribution within a community has important effects on the local economy and its
future. As shown in Figure 2, Jamestown has a higher percentage of both 15 to 29-year
olds and 30 to 44-year olds than Boone County. When compared to Indiana as a whole,
Jamestown has a higher percentage of younger people in this same age range. For 45 to
59-year olds, Jamestown is lower than both Boone County and Indiana, but then rises again
above the county and state for ages 60 to 85 and above. The conclusion to be derived from
this data is that Jamestown has a good mix of both young and old, with a slight decrease in
the 45 to 59-year olds.
Figure 2: Age Distribution

Source: 2008-2012 ACS
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Jamestown’s population has a
higher concentration of 15-44
year olds than both the county
and the state.
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Educational Attainment
In Figure 3, educational attainment rates are broken down for Jamestown, Boone County
and Indiana. Jamestown has the lowest percentage of people with less than a high school
graduate, but also the lowest percentage of those with a bachelor’s or master’s degree when
compared with the county and state.
However, Jamestown’s high school graduate rate, at 59 percent, is the highest when
compared to Boone County’s at 31 percent and Indiana’s at 30 percent.
Figure 3: Educational Attainment

Jamestown has the lowest
percentage of people who
have completed some college
or associate’s degree.

Source: 2008-2012 ACS

Poverty
To determine the percentage of people living in poverty in the United States, the Census
Bureau calculates a series of poverty thresholds each year. A poverty threshold is defined
as the minimum income a family would have to earn to meet its basic needs. For individuals
18 years and older, Jamestown has the highest poverty rate, at almost 18 percent, when
compared with the county and state as shown in Figure 4.
Figure 4: Poverty Rates for Individuals 18
Years and Older

Source: 2008-2012 ACS
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The percentage of free and reduced price meals served is another indicator of economic
distress within a community. In Figure 5, Jamestown’s percentage of both free and reduced
price meals closely mirrors that of Boone County Schools.

Jamestown

Free

Free

Figure 5: Percentage Free and Reduced
Price Meals

Boone County

Source: 2008-2012 ACS

Income
The majority of Jamestown residents (61 percent) make less than $50,000 annually. Figure
6 shows income distribution compared between Jamestown, Boone County and Indiana.
Most of the income is concentrated between $15,000 and $34,999 in Jamestown. Further
up the income scale, Jamestown falls behind the county and state.
Figure 6: Income Distribution

Source: 2008-2012 ACS
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Employment
A majority of Jamestown residents (58 percent) are currently in the labor force. However, the
percentage of residents not in the labor force follows closely behind at roughly 42 percent as
shown in Figure 7. This percentage, when compared with Boone County’s (31 percent) and
Indiana’s (35 percent) is significantly higher.
The Bureau of Labor Statistics (BLS) defines those that are not in the labor force as persons
that are not classified as employed or unemployed.
Figure 7: Jamestown Employment Status
Figure 7: Jamestown Employment Status

42.4%
52.3%

5.2%
Employed

Commuting

Unemployed

Not in Labor Force

Source: 2008-2012 ACS

The commuting patterns in Boone County can be an important indicator in determining the
number of workers available for local jobs. As shown in Table 1, there are significantly more
people who live in Boone County but work outside of the county.
Table 1: Boone County Commuting Patterns
Number of people who live in Boone County but work outside the county
Number of people who live in another county (or state) but work in Boone County

15,516
7,049

Source: Indiana Business Research Center

u
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Single-Family Building Permits
The issuance of building permits helps determine a community’s past, present and future
growth and housing demand. As shown in Figure 8, Jamestown had its peak of development
in 2003 and 2005, but since then it has been dwindling down to zero in 2013.
However, for Boone County as a whole it is a different story. Figure 9 shows that Boone
County experienced their peak in 2004 at 566, and then building permit issuance dropped
dramatically to 260. After 2009, Boone County has seen solid growth in single-family
housing building permits.
Figure 8: Jamestown Building Permits

Source: U.S. Census Building Permits Survey

Figure 9: Boone County Building Permits

Source: U.S. Census Building Permits Survey

16

t

Evaluation of Existing Conditions
Chapter 3

Median Housing Value
Jamestown’s median housing value is $18,000 less than Indiana and almost $77,000 less
than Boone County as shown in Figure 10.
Figure 10: Median Housing Value

Source: 2008-2012 ACS

Renter and Owner-Occupied Housing
As shown in Figure 11, Jamestown has a higher percentage of renter-occupied units than
the county, at roughly 27 percent but lower than Indiana’s. For owner-occupied housing,
Jamestown falls in the middle, at roughly 74 percent – higher than Indiana’s but lower than
Boone County’s.
Figure 11: Owner and Renter-Occupied Housing

Source: 2008-2012 ACS
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Vacant Housing
There is no universally “healthy” vacancy rate, but a number under 5 percent is usually
considered a signal to raise rents and/or build more.
As shown in Figure 12, Jamestown’s vacancy rate is 13 percent - which is higher than both
Boone County and Indiana – and therefore there should be no impetus to build more or
increase rents within the community at this time.
Figure 12: Vacancy Rates

Source: 2008-2012 ACS

Community Setting
Jamestown’s location between the larger cities of Brownsburg and Crawfordsville gives them
an opportunity to connect and collaborate with these cities on regional projects.

18
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Trends and Projections
There are no current population projections available for Jamestown. However, as shown in
Figure 13, Boone County’s population is expected to rise almost 45 percent from 2015 to
2050. This is important to consider when preparing for the future and how Jamestown might
capitalize on that growth.
Figure 13: Boone County Population Projections

Source: Indiana Business Research Center

Economic Issues and Factors
There are many economic issues and factors that Jamestown must first address before it
can begin to prepare for coming growth. These issues are detailed in Chapter 4.

u
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ECONOMIC BASE ASSESSMENT
Businesses within the community
Businesses within Jamestown’s downtown
district are on the decline. A gas station, a
bank and restaurants such as Dick & Judy’s
are some of the few businesses still in
operation.

Entrepreneurial efforts
There are no existing entrepreneurial efforts
in Jamestown. However, the Boone County
Chamber of Commerce provides both Business
Counseling and Small Business Assistance.
Jamestown should take advantage of these
services to discuss topics such as business
feasibility, business start-up, marketing,
management, business planning and
financing. More information can be found
at http://www.boonechamber.org/small_
business.html.
Additionally, the Boone County Economic
Development Corporation (BCEDC) has
a Microloan Program to help grow small
businesses in Advance, Jamestown, Lebanon
and Thorntown. The BCEDC does not compete
with banks for clients, but rather works with
them to find businesses that don’t qualify for
traditional banking. This very low-interest loan
helps businesses make basic enhancements
to increase clientele, build equity and increase
their line of credit.
Currently, the closest Small Business
Development Center is the Indiana SBDC
Lead Center in Indianapolis. In the future,
Jamestown could benefit from their services
such as offering entrepreneurs expert
guidance and providing a large network of
business resources.

20
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Table 2 below details the driving time from
Jamestown to major employment centers.
Table 2: Distance and Drive Times from
Jamestown
City
Miles
Drive Time
Brownsburg
13.9 miles 20 minutes
Danville
14.5 miles 19 minutes
Crawfordsville 15.7 miles 20 minutes
Indianapolis
31.7 miles 43 minutes
Frankfort
32.3 miles 43 minutes
Lafayette
43.5 miles 56 minutes
Bloomington
62.9 miles 1 hr. 26 min.
Terre Haute
71.2 miles 1 hr. 21 min.

Local trade sector
The local trade area for Jamestown is relatively
small because the town did not traditionally
have the types of stores and services that drew
people from nearby or regional communities.
Jamestown’s downtown area is located at the
intersection of SR 75 and US136. SR 75’s
annual average daily traffic is 2,107 vehicles
per day and US 136’s is 1,341. Although these
are not large numbers, SR 75 is often used
as a cut-over to or from the more traveled
I-74, which could present an opportunity for
Jamestown in the near future.
Additionally, Jamestown is only about 14 miles,
or 20 minutes, away from the more densely
populated city of Brownsburg. For these
reasons, Jamestown has an opportunity to
capitalize on its location and draw in visitors
both regionally and beyond.

Evaluation of Existing Conditions
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Local businesses
Table 3 below provides a list of local
businesses within Jamestown.

Table 3: List of Local Businesses in Jamestown
Name
Address
Boulder Management Group
127 E. Elm Street
Brenda’s Antiques
49 W. Main Street
Cochran’s Catering and Cakes
29 W. Main Street
Crown Bar & Grill
34 E. Main Street
Dick & Judy’s Restaurant
11 W. Main Street
G&S Tire Sales
422 W. Mill Street
Harold Sears Enterprises
135 Elm Street
The Pitt Stop
45 E. Main Street
Williams Tool and Machine Shop
54 W. Main Street
Carr Custom Paint and Pinstriping
8970 W. U.S. 136
Witham Medical Services
1000 N. Lebanon Street
Hopper Excavating
6753 W. 300 South
Lizton Pizza
S. Street Road 39
Riner Radio Inc.
9779 W. 200 South
Jamestown Auto Parts
46 E. Main Street
Jamestown Hardware and Service
18 E. Main Street
Jamestown Market
33 Brush Street
Karen’s Outback Beauty Salon
433 Ash Street
Les Hawkins Installations
21 W. Main Street
M&R Sales
106 E. Main Street
Porter Funeral Home
315 W. Main Street
Porter Insurance Agency
1 W. Main street
Rocks Auto Repair
22 N. Lebanon Street
Steve’s Auto Fab
437 W. Mill Street
Tractors and More
221 W. Mill Street
Trent Heating and Cooling
9733 W. 600 S
Tractor Works
10207 N. CR 300 W
Wilburn’s Collision Repair
7479 S. 1000 W
Source: Jamestown, Indiana website
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Industrial base of local economy
Jamestown has no local manufacturers.
Approximately 17 percent of residents work in
manufacturing outside of town. The highest
employment concentration, at 25 percent,
is educational services, and healthcare/
social assistance. Information on employment
industries is detailed further in the “labor
force, education and training” section of this
chapter.

COMMUNITY ASSETS ASSESSMENTS
Community capacity and infrastructure
Even though Jamestown does not possess
every ideal economic asset, it’s location near
I-74 and greater Indianapolis is its primary
attraction to basic employers. Located only
27 miles from I-465, Jamestown is located
just outside currently developed areas on
I-74. Even more, town infrastructure is located
in close proximity to potential employer
sites. This combination of attractive location
with supporting infrastructure makes this
a possible, and cost effective site for basic
employers.
A detailed review of development issues and
opportunities is provided in Chapter 6 of this
document.

Comparative advantage
Jamestown’s location close to I-74 could
provide future economic development
opportunities to attract visitors to town.

22
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Community values and vision trade-off
assessment
Based upon meetings with the Jamestown
Merchants, Community Association and the
Steering Committee meeting, it is clear that
Jamestown residents value the many virtues of
a small community.
There are several projects to undertake in
Jamestown, but in a town of roughly 846
people, there is only so much that can be done
at any given time. However, from day one of
implementing this plan, Jamestown leadership
needs to have in mind a long-term vision of
what the downtown and overall community can
become.
In the short term, Jamestown should
incrementally improve the image of downtown
such as maintaining the sidewalks (removing
weeds), re-painting facades in disrepair,
and adding flower boxes or other decorative
elements outside of businesses.
In the long term, as Boone County continues
to grow and population density increases,
Jamestown could see a potential increase
in population if properly prepared for such
growth. Over time, this could change the nature
of the community and therefore the trade-off
is that with more significant population growth
come opportunities for income growth, retail
shopping, and greater recreational options.

Evaluation of Existing Conditions
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Labor force, education and training

Figure 14: High School Graduation Rate
(including equivalency) Comparisons

Jamestown has a civilian labor force of
395 people. Of that total, 52.3 percent are
employed, 5.2 percent are unemployed and
42.4 percent are not currently in the labor
force.
As shown in Figure 14 to the right, Jamestown
has a higher high school graduation rate than
both the county and Indiana as a whole.
More information on overall educational
attainment comparisons can be found in the
previous demographic section.

Source: U.S. Census ACS 2008-2012 5-Year Estimates

As shown in Table 4, industries with the
highest number of Jamestown residents
employed are in manufacturing, retail trade,
and educational services/health care/social
assistance.
Table 4: Comparison of Top Five Employment Industries
Industry
Agriculture, forestry, fishing and hunting, and mining
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and warehousing, and utilities
Information
Finance and insurance, and real estate and rental and
leasing
Professional, scientific and management and
administrative and waste management services
Educational services, and health care and social
assistance
Arts, entertainment, and recreation and accommodation
and food services
Other services, except public administration
Public administration

Jamestown
0%
8.6%
16.7%
3.1%
15.9%
8.9%
1.1%
3.3%

Boone County
1.5%
7.6%
14.3%
4.4%
8.9%
5.3%
2.6%
6.2%

Indiana
1.4%
6%
18.4%
2.7%
11.4%
5.2%
1.7%
5.4%

3.9%

10.5%

7.7%

25.3%

24.1%

22.9%

10.6%

5.9%

8.9%

1.4%
1.1%

4.7%
4.0%

4.7%
3.5%

Source: U.S. Census ACS 2008-2012 5-Year Estimates
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ECONOMIC OPPORTUNITIES
ASSESSMENT
Business growth and formation potential
Short-term, marketing and developing the
employer sites at the intersection of SR 75
and I-74 provide excellent opportunities for
new business growth (and possibly for new
population growth). For the downtown, the
HWC-SDG team suggests that Jamestown look
for businesses that could serve both the local
and regional market – such as a restaurant
that draws from a multi-county area.
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Land use constraints and opportunities
As reviewed later in Chapter 6, there are
opportunities for development at the I-74 and
SR 75 interchange. Near term development
is most promising at the southwest quadrant
of the intersection because of proximity to
existing utilities and available land. Since
there are over 400 acres available in this
area, there is likely enough development
potential for the next 10 to 20 years of growth.
Development is also possible at other portions
of the interchange, but such areas should be
preserved for long term growth after the initial
area is fully developed.

4
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INTRODUCTION
Although Jamestown faces a number of
challenges in developing its economy, the
community has assets on which it can build.
These include a premier location for basic
employers, a well-defined downtown, two
public parks, a highly rated elementary school,
a community that is safe and welcoming, an
active merchant’s association, and relative
proximity to the west side of Indianapolis.
These assets provide Jamestown with the
foundation to take advantage of the continuing
population growth westward from Indianapolis.
However, there are challenges that the
community must contend with in both the
short and long-term. A key limiting factor is the
downtown. It has too many empty buildings,
and many of its active businesses have
storefronts that need to be improved.
Despite Jamestown’s small population and
the Town’s limited financial resources, the
community can improve its economy. This
will take committed local leadership – both
elected and non-elected. However, the Town
will need to choose a few projects to focus on
at any given time. Thus, the strategy to move
toward a new economic development vision
for Jamestown is organized into a series of
projects that can be done by mostly volunteer
(including student) efforts.
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THE 2025 ECONOMIC DEVELOPMENT
VISION
Jamestown is a town that will take advantage
of its key assets to develop its economy over
the next ten years. The community’s assets
include:
• A premier basic employer site at the
intersection of I-74 and SR 75
• A safe community with excellent schools
• In the path of the continuing population
surge from Indianapolis
• Within commuting distance of Danville,
Crawfordsville, Lebanon, Zionsville, and the
west side of Indianapolis
• An active merchant’s association
By 2025 Jamestown will have several basic
employers operating near the intersection of
I-74 and SR 75. Population will have grown to a
minimum of 1,200 people, representing a 21
percent growth rate. The number of businesses
in the community’s downtown will have grown
considerably, including several businesses that
draw customers from the surrounding region.
Over time, the growth of basic employers near
I-74 will create new customers for current and
new downtown businesses. There will be fewer
vacant storefronts in downtown Jamestown.
Many downtown buildings will have improved
facades; some buildings will sport new murals.
The commercial business district will become
more pedestrian friendly, with sidewalks linking
residential areas to downtown. The small park
downtown will have been improved – primarily
through volunteer efforts and donations and
will have become a place for residents and
visitors to relax while shopping. An expanded
merchants association, which will operate
Jamestown’s Main Street program, will
help keep the downtown looking clean and
attractive.

Economic Development Vision and Strategies
Chapter 4

THE ECONOMIC DEVELOPMENT
STRATEGY
The economic development strategy for
Jamestown will have three major areas of
focus:
1. To recruit basic employers with wellpaying jobs to the employer sites at the
southwest corner of the I-74 and SR 75
intersection
2. To increase business activity in the
downtown
3. To increase the town’s population

There are several available parcels for development around
I-74 and SR 75 - Source: HWC

Jamestown’s economic development strategy
will be to focus on only a few goals and
objectives at any period of time. The strategy,
therefore, will start with the objectives that
have the most immediate importance and then
move to the next set.
The Town of Jamestown has limited financial
resources. Consequently, many of the
objectives will depend upon volunteers.
Volunteers can only do so much, and they can
burn out if asked to do too much. An operating
principle will be to choose only a few activities
at a time, and work on those activities until
they are accomplished.

Increasing business activity in the downtown area is a primary
focus - Source: HWC

Increasing the town’s population is key to the economic
development strategy - Source: HWC

u
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THE ECONOMIC GOALS AND
OBJECTIVES
Goals represent large issues that the Town
wishes to improve. Collectively, goals represent
the full path to reaching a community’s vision.
Each goal has a set of measurable actions,
called objectives. Jamestown’s economic
development strategy will have three goals.
However, the community will work on only a few
activities in these goals in the first year.
Here are the three goals and their
accompanying objectives:

Goal I: Promote the location of new basic
employers at the intersection of I-74 and
SR 75
• Objective 1: Continue to implement the
detailed infrastructure development plan
for the area
• Objective 2: Work with the Boone County
Area Plan Commission to rezone the land
where appropriate
• Objective 3: Partner with the Boone
County Economic Development Corporation
and the Indiana Economic Development
Corporation to market the employer sites
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Goal II: Promote business growth in
downtown Jamestown
• Objective 1: Work with the Boone County
Area Plan Commission to protect the
downtown commercial district from new
commercial activities on SR 75 between
I-74 and downtown
• Objective 2: Join the Indiana Main Street
program
ºº Ask Jamestown’s Indiana Office of
Community and Rural Affairs (OCRA)
community liaison (currently Jill
Curry [jcurry@ocra.in.gov]) to set up
a preliminary meeting to discuss the
program, the process of applying and its
advantages
ºº Submit the Indiana Main Street Step 1
Form to OCRA
ºº The Indiana Main Street Program
Manager (currently Shae Kimickewycz)
will contact Jamestown to set up a
meeting with all interested citizens and
stakeholders
ºº After completing the required steps,
contact Main Street
ºº Main Street will review the next step
form and perform a follow-up with the
community
ºº The Town then completes the
application form
ºº Main Street will either approve the
application or ask for additional
information
ºº The HWC-SDG team recommends that
the merchants association undertake
Main Street activities, with oversight
from the Town Council

Economic Development Vision and Strategies
Chapter 4

• Objective 3: Promote existing businesses
through the merchants association
• Objective 4: Create a volunteer downtown
beautification committee
• Objective 5: Pursue grants to improve
downtown streetscape and/or facades
ºº Specifically, grants from state and
federal programs to improve downtown
streetscape and/or facades
• Objective 6: Help small businesses with
accessing low-interest loans and planning
assistance
ºº Promote the low-interest loan program
to small businesses from the Boone
County Economic Development
Corporation (the merchant’s association
could publicize the program and the
BCEDC’s contact information)
ºº Promote the Small Business
Development Center (SBDC) assistance
at the Boone County Chamber of
Commerce.

Goal III: Promote Jamestown to new
businesses and new residents
• Objective 1: Establish an annual volunteer
of the year award to recognize service to
the community and promote awareness of
the town within the region
• Objective 2: Start, manage and update a
Facebook page to promote the community
and reach volunteers
• Objective 3: Paint murals on selected
buildings
• Objective 4: Add a “Volunteer
Opportunities & Programs” page to
Jamestown’s website

u
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KEY ISSUES

Regulatory Processes:

Economic Diversity:

The main regulatory process for Jamestown’s
Economic Development Plan concerns land
use planning. Several parcels for basic
employer sites will need to be rezoned by the
Boone County Area Plan Commission, and the
east side of North SR 75 corridor between
town and the interstate will need to be rezoned
for non-commercial activity.

Jamestown faces two challenges in economic
diversity: first, it has no manufacturing in the
community; second, it has a relatively small
commercial business base. Both of these types
of businesses need to grow.

Business Development Potential:
Jamestown has great potential in attracting
manufacturing with its premier employer sites
at the southwest intersection of I-74 and SR
75. The Town should continue to implement
the infrastructure plan that has been created
to prepare for incoming sites along the corridor.
Developing new commercial business in town
will take more time. The implementation
recommendations in this chapter outline the
first steps.

Redevelopment and Revitalization:
The town’s residential areas are, for the most
part in excellent shape. In the downtown there
are empty storefronts that need to be filled, a
downtown park that, if redeveloped, could be
a great asset, and buildings in need of façade
improvements.

Labor Force, Education and Training:
Jamestown will depend upon Boone County’s
education and training to keep its workforce
competitive.
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Urban Growth Area:
For the foreseeable future, the Town will
focus on its current foot print, including the
basic employer sites north of town. The main
challenge to growth – both business and
population - will be to fill in vacancies in the
community.

Resource Areas and Critical Areas:
The critical areas for the economic
development of Jamestown are the potential
basic employer sites on the north side of town
and downtown.

Compliance with Comprehensive Plan
Elements:
As mentioned above, land use planning is an
important issue in Jamestown’s economic
development strategy. Some of the potential
employer sites on the north side of town will
need to be rezoned, as will the SR 75 corridor
from downtown to the interstate.

Economic Development Recommendations
Chapter 5

Support Services:

RECOMMENDATIONS

While small, Jamestown has a strong basic
supply of services needed to support
businesses. This includes a grocery store,
restaurant, gas station, and health clinic. The
most noticeable missing service is a full post
office. However, the town currently is served
by a village post office, which provides limited
services. While inconvenient for those that
heavily depend on conventional mail services,
today’s businesses rely more on larger courier
services – and will not be as inconvenienced
by this. Still, the Town should continue to
explore ways to make sure basic postal
services continue to be provided.

Beginning to Implement the Economic
Development Plan: The next 12 months

Quality of Life:
Recent investment in the Pleasant Acres
Nature Park demonstrates the community’s
commitment to providing a strong quality of
life. Further improvements will be needed over
time to improve sidewalk connectivity between
neighborhoods, downtown, parks and employer
sites.

Improving a community’s economy can involve
many different factors. The complexity of
issues can be daunting for any community, but
for a small community with fewer than 1,000
residents it can be paralyzing. In order to move
forward, the first year’s activities are focused
on important but achievable objectives.
Details on each step are included in the Action
Plan Chapter.

Step 1: Continue to implement the
detailed infrastructure development
plan for the employer sites (Goal I,
Objective 1).
Continue to implement the five to 10 year
infrastructure development plan that was
created with HWC Engineering to ensure
that new industrial development will
not negatively impact the community’s
infrastructure. This will require action on the
part of the Town Council.

Step 2: Work with the Boone County
Area Plan Commission to appropriately
rezone the land where appropriate (Goal
I, Objective 2).
Zoning is an important step in ensuring that
the basic employer sites attract the types of
businesses that Jamestown wants to have.
This activity will involve the Town Council, the
Town Clerk-Treasurer and the Boone County
Area Plan Commission.

The former post office location and downtown park
- Source: HWC
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Step 3: Protect SR 75 from strip
commercial development (Goal II,
Objective 1).
A large part of the west side of SR 75
between the town and the interstate will be
part of the basic employer sites. However,
expanding infrastructure to those sites also
opens the possibilities of small commercial
strips developing on the east side of SR 75.
These new businesses would change the
nature of the community and would provide
potential competition for the downtown
district that needs new development. The
activity will involve the Town Council, the
Town Clerk-Treasurer and the Boone County
Area Plan Commission.

Step 4: Join the Indiana Main Street
program (Goal II, Objective 2).
The steps are outlined in the Main Street
Action Plan in chapter eight. Joining Main
Street will enable the Town to apply for
downtown revitalization grants. The activity
will involve the Town Council, the Town ClerkTreasurer and the Merchant’s Association.
The above steps represent only four of
the economic development strategy’s 11
objectives. However, these set the stage for
later economic development work and are
clearly achievable by town leaders.
Working on the other objectives should wait
until these first four steps are completed.

Table 1: Implementation Timelines
Oct.
Step 1: Infrastructure Development Plan
Step 2: Work with Boone County Area Plan Commission
Step 3: Protect SR 75 from strip commercial development
Step 4: Join Indiana Main Street program
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2014
Nov. Dec.

2015
Jan. Feb.
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INTRODUCTION
A key component of any economic
development effort is establishing an
understanding of the sites available in the
community for development. Having a supply
of sites for basic employers is a pre-requisite to
many economic development opportunities.
In today’s marketplace, it is not enough to
just have sites identified. Employers are
most often looking for sites that are “shovel
ready” – meaning that the sites are located
where property rights have been secured,
infrastructure is available, and there are few
regulatory or permitting hurdles.
With land available on SR 75 near the I-74
interchange, Jamestown has a location with a
strong opportunity to promote the development
of economic development sites. This part of
the evaluation will consider the feasibility of
developing these sites.
For the purposes of this chapter and the
balance of the report, the term “site” or “sites”
refers to the approximately 400 acres of
property available at the southwest quadrant
of the SR 75/I-74 interchange. Where “FTIC
site” is mentioned, it refers to the former
church property along SR 75 that was acquired
by FTIC during the planning process and is
currently under development. This is also the
Phase 1 property referred to in this report.

EMPLOYER SITE IDENTIFICATION
Jamestown is located at the intersection of US
136 and SR 75 in Boone County, but is located
near both the Hendricks and Montgomery
County lines. The town currently has no
industrial sites, meaning there is no precedent
to where employer sites should be located.
The strongest economic development
asset in the community is the SR 75 and
36
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I-74 interchange. In particular, the nearterm opportunity for development at this
interchange is south of I-74 and west of SR 75.
Reasons for this include:
• Water and sanitary sewer utilities can
easily be served from the north side of
Jamestown, west of SR 75.
• While sites are available north of I-74,
extending water and sewer under I-74
would be costly. It is more cost effective to
serve sites south of I-74 for now, and look
at extending utilities north as a long term
option.
• East of SR 75, there is a wooded area
with a natural drainage draw. Limited
development can occur before disturbing
this.
Ultimately, since there are 400 developable
acres of land south of I-74 and west of SR 75,
this is sufficient for anticipated development.
As the preferred employer site in the
community at this time, it will be the subject of
this evaluation.

SHOVEL READY SITES PROGRAM
To provide prospective businesses an
independent measure of the readiness of
a site to be developed, the State of Indiana
created its Shovel Ready Sites Program. The
program is intended to lower a business’
time required for site development, improve
efficiency of state permitting, and to enhance
the marketability of the site. Because site
information is available before development,
potential risks of investing and improving new
land are reduced for businesses.
Furthermore, since this program provides an
independent measure of the suitability of sites
for development, these goals will generally
be followed as evaluation criteria for the
Jamestown sites.

Site Assessment and Recommendations
Chapter 6

The goals of the Shovel Ready Sites Program
are to:

pay for the infrastructure to the property
line:

• Certify sites to expedite the location
and permitting processes for business
development.
• Help local communities identify and
prepare sites for economic development.
• Identify and fast-track the state and local
permits necessary for a specific site (note
that this is also somewhat dependent on
the end user).

1. Primary infrastructure includes: roads,
electric, natural gas, high speed
communications (including broadband),
wastewater/sewer and public water
supply. An appropriate capacity for
each item will be determined.
2. Secondary infrastructure includes: air,
rail, and/or highway access.
• Phase I Environmental Site Assessment
performed by a certified professional
within prior 6 months (Phase I report and
supporting information based on ASTM
standards E 1527-00 or E 1527-05.)
Remediated sites require documentation of
liability protection.
• Wetland delineation demonstrating that
impacts to the waters of the state will be
avoided - or a mitigation plan approved by
IDEM.

The Indiana Office of Community and
Rural Affairs (OCRA) leads the program
administration of the Shovel Ready Sites
program and will utilize the Fast Access
Site Team (FASTeam) to deliver the fasttrack permitting at the state level. The
FASTeam includes representatives from the
Indiana Economic Development Corporation
(IEDC), the Indiana Department of Natural
Resources (IDNR), the Indiana Department
of Environmental Management (IDEM), the
Indiana Department of Transportation (INDOT),
the Indiana State Department of Health
(IDOH), the Indiana State Department of
Agriculture (IDA), and the Indiana Department
of Homeland Security (IDHS).
The minimum standards listed below must be
met for a site to be considered for certification:
• Executive-level local government official
support (Mayor, County Commissioner or
Town Council President).
• Clear title to land or executed land
acquisition option. A fifty-year title search
and letter from the property owner/option
holder stating that the site is available for
sale/lease is also required.
• Maps including an ALTA map, lot layout
map, USGS topographic map and an aerial
map.
• Infrastructure in place at the site or
demonstrate the ability to construct and

Shovel Ready Site applications are
competitively evaluated and certified based on
the information submitted in the application.
The IEDC is committed to maintaining a diverse
selection of sites, including both greenfield
and remediated sites. Diversity factors include
community size, type of development project,
and geography. There are no minimum or
maximum acreage requirements.

Available industrial site - Source: HWC
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Ultimately, it is recommended that the
community proceed with a shovel ready
application for the site (or sites) selected
through this process.

corporate limits generally includes parcels
along SR 75. A map of the sites is shown
on Exhibit A (page 39). Parcels inside the
Jamestown corporate limits are shown in white.

SITE ASSESSMENTS

Prior to development, it is recommended that
all sites in the area be annexed into the Town
of Jamestown. This will provide consistency for
developers, as well as ensuring that the town
will benefit from the taxes generated by the
development.

Location:
The employer sites are located south of I-74
and west of SR 75. Site boundaries are
approximate, and are intended to represent
the potential development areas at this
location. The final size and configuration
of an employer site here will depend upon
land availability and other factors. The final
recommended sites are shown in Exhibit F.
(page 52).

Site Size:
Up to 400 acres are available for development
at this location. Parcel sizes vary from 10 to
80 acres.

Property Ownership:
A total of at least 6 different property owners
are included in the defined employer site.
A parcel map with ownership identified is
included as Exhibit A (page 39).

Existing Land Use:
The employer sites are currently largely used
for agricultural crop cultivation. Adjacent land
uses are agricultural to the north and west.
Sites to the south are located in close proximity
to residential areas of Jamestown, a church,
health clinic and a cemetery. Sites to the east
include a church, and residential/agricultural
properties.

Jurisdiction:
Employer sites are located both within the
corporate limits of the Town of Jamestown,
and outside those limits in Boone County. The
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Action Steps:
• Town should annex employer sites prior to
infrastructure development.

Zoning:
Employer sites within the Town of Jamestown
are under the zoning jurisdiction of the Town
of Jamestown. These sites currently have an
agricultural zoning. Sites in Boone County also
have an agricultural zoning.
To support the intended use, the employer
sites will need to be rezoned to a light
industrial use as shown on Exhibit B (page 40).
The industrial use category within Jamestown’s
zoning ordinance may need to be re-evaluated
before wide rezoning of employer sites at
the interchange. While the ordinance limits
industrial uses to enclosed light manufacturing
and states it prohibits exterior storage, it later
goes on to state that it allows junk storage,
truck terminals, and other storage yards.
Based on public input received in favor of
limiting industrial to enclosed operations, it
is recommended that all development at the
employer sites be light industrial.
Action Steps:
• Rezone employer sites for appropriate
industrial uses.
• Update industrial zoning definitions in
Zoning Ordinance.
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Floodplains:

Environmental:

According to Federal Emergency Management
Agency (FEMA) maps, no portions of the
employer sites are shown to be within
regulatory floodplains.

No known environmental issues were identified
during the planning process at the sites, and
no issues were identified in state GIS mapping
data. Nonetheless, it is recommended that the
community complete a Phase I Environmental
Assessment of the sites prior to acquisition.

Wetlands:
No wetlands are identified at the employer
sites on National Wetlands Inventory Maps.
However, it is possible that other wetlands
areas exist within the site, and are not
indicated on the maps. An on-site wetland
delineation to confirm wetlands impacts at
the site is one of the Shovel-Ready Sites
application requirements.
Action Steps:
• Complete Wetland Delineation.

Topography:
The majority of the employer sites are relatively
level, with approximately 10 feet of elevation
change across the sites. Topographic
information is included on the maps at the end
of this section.

Historical Concerns:
The Boone County Interim Report on Historic
Properties was reviewed. No properties were
identified within the proposed employer sites.
However, a number of other properties in the
general vicinity of the project are included in
the report, and could be along the route of
potential utility improvement projects serving
the area. It is not expected that any of these
properties would be affected in any manner.
However, further consideration of these
historic properties should be made as utilities
to area are planned.

Action Steps:
• Complete Phase I Environmental
Assessment

Soils:
A geotechnical investigation was performed for
a portion of the employer sites by Tes Tech of
Indianapolis, Indiana dated November 4, 2011.
This evaluation included four soil borings at the
Richwine and Lions Club properties, located
along SR 75 within the study area. This
included three borings to 20 feet deep, and
one boring to 50 feet deep.
The borings encountered largely clay soils to
a depth of 50 feet, with one boring showing
a sand seam at a depth of 13 to 19 feet.
Groundwater was encountered in two borings
at 14 and 20 feet. It was further identified
that soil bearing pressures of 2,000 to 3,000
pounds per square foot (psf) should be
obtained on the soils, depending on location
and bearing depth.
This indicates that soils at that particular
location are generally suitable for the expected
industrial development. While soil conditions
will vary on adjacent properties, it is expected
that soils at adjacent sites will also be
suitable for development. Nonetheless, it is
recommended that developers perform their
own soils investigations prior to construction of
improvements.

u
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Transportation:
The employer sites are located at the
intersection of I-74 and SR 75, giving
them immediate access to the interstate.
Jamestown is located 27 miles from I-465 in
Indianapolis, which connects to I-65, I-69, and
I-70.
A new road is proposed to connect Old Union
Road to Darlington Road. For the development
of the Phase 1 Site (FTIC property) 40-acre
parcel, the road will extend Old Union Road
west of SR 75 to the western edge of the
40 acre parcel. The road will be further
extended west as future development
occurs. See Exhibit C (page 43) for a map of
the improvements. The new road will have
two 15’ asphalt driving lanes with 2’ stone
shoulders on each side of the road. At the SR
75 intersection, there will be a 15’ westbound
travel lane, a 12’ left turn only lane, and a 12’
straight/right turn lane.
Estimates for the Phase 1 Site (FTIC property)
roadway extensions are included on page 56.
Additional roadways may be necessary if lots
are subdivided into smaller parcels.
In the future, the Town will need to consider
upgrading Darlington Street to provide
improved connectivity to the sites.

Railroads:
Railroad service is available in the vicinity
from CSX Transportation. This line connects
to Indianapolis, Crawfordsville, Lafayette and
beyond. It is possible to develop the employer
sites in such a way that a spur could be
constructed. This spur would need to be in a
future phase of employer site development, as
the railroad is located on the southwest limits
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of the site being considered. A study of site
layout, minimum radii, and other criteria would
need to be completed to evaluate the feasibility
of such a spur.

Water Service:
Public water service is provided at the far
southwest corner of the property owned by
FTIC. The service is a 12-inch main, with 42
psi static pressure and 2,500 gpm fire flow
capacity.
To serve the employer sites, water needs to be
extended to a central location within the area.
Such an upgrade would:
• Provide additional water storage at the site,
either via a ground level tank or another
elevated storage tank. A separate water
pressure zone may need to be considered
for this part of the community in order to
meet fire protection pressure requirements
for industrial development.
• Provide a water booster station. The
booster station will be needed to fill an
elevated tank or to increase the pressure
out of a ground storage tank.
A detailed review of water service needs is
provided later in this chapter.

Site Assessment and Recommendations
Chapter 6

74
§
¦
¨

I-74

I-74

SD

Phase 4
80.6 ac

arli
ng t
on

Upgrade Darlington Street

Phase 2
39.6 ac

New Road
Phase 3

New Road
Phase 1

x

75
¬
«

W

1 36

Mil

lS

t

x

EB

i gh

St

EM

ill S

t

0

450

arlin

g to

nS

t

St

SD

rso
n

rus
h

NH
st S
t
N1

N2

e ffe

st S
t

future roadway
improvement map

WJ

St

Dr

S1

EXHIBIT C

nS
t

w ay

k to

i gh

E Elm St

to c

wla
rk

sH

W Elm St

NS

ad o

ta te

nd

Me

dS

St

Uni
te

Old Union Rd

Phase 1
40.1 ac

W Columbia St
W Ash St

State Road 75

Rd

Phase 4
143.4 ac

Phase 3
95.1 ac

Graphic Scale (Feet)

V

900

u

43

Jamestown, Indiana Economic Development Plan 2014

Stormwater:
Jamestown and the employer sites lie within
the Wabash River Basin. The majority of
the sites flow southwest from the site into a
tributary of Big Walnut Creek, and the Eel River
Watershed. Exhibit D (page 45) illustrates
that the northwest portion of the economic
development site flow into a tributary of Big
Raccoon Creek and are part of the Vermillion
watershed.
Development patterns will need to maintain
stormwater discharges within their current
drainage basins. In order to limit postdevelopment runoff to pre-development levels,
detention basins, infiltration trenches, or
other stormwater management techniques
will need to be employed before stormwater
is discharged into these streams. It is further
recommended that stormwater management
practices include not only management of
runoff rates, but also options to improve water
quality and to reduce the total rate of runoff
whenever possible.
Recommended Improvements:
The eastern portion of the employer sites will
need to convey stormwater to a point at the
southwest corner of the site where a stream
flows under SR 75 via a culvert. This will
provide immediate access to the outlet for
the Phase 1 site (FTIC property), but means
that detention for other phases will need to be
conveyed to this point.
It is recommended that new stormwater
infrastructure be installed along the new
roadway and along SR 75 to connect the
roadway and employer sites to this outlet. It is
estimated that a 30-inch pipe will need to be
installed. This has been preliminarily sized to
convey the maximum developed runoff leaving
the detention pond per current Boone County
drainage requirements in the Stormwater
44
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Technical Standards Manual. Other options
should be explored during detailed design,
such as an open channel south of the new
road on the west side of SR 75, to create the
most cost effective option.
A cost estimate for this option is included at
the end of this chapter. Exhibit E (page 49)
includes a map highlighting this option.

Wastewater:
The nearest sanitary sewer manhole is on
High Street, south of the employer sites. A
sanitary sewer line will need to be extended to
the northwest corner of the Phase 1 Site (FTIC
property), where a new lift station can serve
multiple parcels.
It is proposed that the line be located parallel
to the existing water main, a portion of which
is assumed to be within an existing utility
easement through the area.
A detailed review of wastewater service to the
employer sites is included later in this chapter.

Site Assessment and Recommendations
Chapter 6
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Electric:
Electric service is provided to the town and the
employer sites by Jamestown Municipal Lights
and Power. Jamestown is a member of the
Indiana Municipal Power Agency (IMPA).
While the existing service along SR 75 is
generally suitable to serve initial phases of
development, it is anticipated that a new
electric substation will be needed to serve long
term development at the site. Approximately
1.5 acres will need to be reserved for this
future improvement. A proposed location is
shown on Exhibit E (page 49).

Gas:
Gas Service is currently not available in
Jamestown or at the employer sites. The
closest gas utilities are 7-8 miles away either
in Pittsboro or in North Salem. Gas providers
in each location are the Town of Pittsboro and
Vectren, respectively.

Electric lines outside of town - Source: HWC

The Town has been in negotiations with the
providers to extend gas service to Jamestown.
After review, the Town is proceeding with a
proposal from Vectren. It is estimated that
the cost will be approximately $1.5 million to
extend the service to the employer sites.
It is currently proposed that the service will be
sized large enough to serve both the employer
sites, as well as the town. This would mean
residents could have gas service as soon as
2016.

Telecommunications:
Telecommunications service in the area is
generally provided by CenturyLink.

Electric lines outside of town - Source: HWC
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WATER SYSTEM RECOMMENDATIONS
Existing Conditions:
Water service is provided to the employer sites
by the Town of Jamestown.
The Town operates two water tanks as follows:
• 75,000 gallon elevated water storage tank.
• 200,000 gallon elevated water storage
tank.
The Town operates three existing wells. The
two primary wells are located off CR 1025 W,
which are west of Jamestown. On average,
these wells pump 45,000 to 50,000 gallons
per day. Each has a 100 gpm pump, so
together they have the potential to pump
150,000 gallons per day or more. This gives
the Town excess capacity for growth. Treatment
is at the wellfield and includes chlorination and
addition of a phosphate. A third well is located
in town but is infrequently used.

Recommended Improvements:
The water infrastructure requires
improvements in order to adequately serve
future developments. An overview of these
improvements follows.
An existing 12” water main is available at the
southwest corner of the Phase 1 Site (FTIC
property). New service could be extended from
this location.
The pressure at the proposed point of
connection to the existing water system is
approximately 42 psi. It is anticipated that
the proposed employer sites would require
approximately 60-80 psi. Therefore, it is
recommended to install a booster station to
provide the required pressure.
Additionally, an elevated tank is proposed to
provide sufficient water supply to the area.
Two options were evaluated for the capacity of

the elevated tank.

•

Option 1: Build for Long Term
Initially.

The first option would develop up to 255 acres
of property (roughly, Phases 1, 2 and 3 shown
Exhibit F on page 52). It was conservatively
assumed that water usage would be 1,500
gpd/acre, which is common for industrial
developments. For this option, the water
demand would be approximately 382,500
gallons. The initial development is anticipated
to use less than 1,500 gpd/acre. Therefore,
a 300,000 gallon elevated tank was assumed
for Option 1.

•

Option 2: Build for Initial Demand
Only

Since the growth anticipated in the area is
unknown, a second option was developed
to accommodate only initial development,
or for moderate growth. Based on the same
estimated water usage 1,500 gpd/acre
and approximately 80 acres of industrial
development, the water demand would be
120,000 gpd. Accordingly, a 150,000 gallon
elevated tank was assumed for Option 2.
Additional facilities could be constructed on
an as needed basis as the area develops. The
water plan for Option 2 is shown on Exhibit E
(page 49).
It is also noted that the initial demand from
Phase 1 is projected by the developer to be
only 12,500 gallons per day. This means
that the Town should still have water storage
capacity for another 80 acres of development
at a higher water demand rate. If lower
demand rates are seen (2,500 gallons over 40
acres roughly equals 300 gpd/acre), then the
tank could foreseeably serve the entire 400
acre employer site.
With the expectation that the Town will target
u
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low water demand users, it is recommended
that the Town initially install a 150,000 gallon
storage tank.
However, at some point in the development,
additional water well/pumping capacity will
be needed. The Town currently uses an
average of 50,000 gallons per day, and the
new development is expected to add 12,500
gallons per day. With a pumping capacity of
around 150,000 gallons per day, the Town
still could add another 87,500 gallons per
day. This translates to another 58 to 290
acres of development. Since demand can
vary considerably, water usage will need
to be carefully reviewed for each proposed
development to determine when well capacity
upgrades need to be considered.
It should also be noted that a ground storage
tank would be a feasible alternative to the
elevated tank and may be more cost-effective
in terms of capital cost. However, the booster
station would become more complicated with
a ground storage tank. The booster station
with a ground storage tank would include
at least two additional pumps including a
fire flow pump which would not be included
with the elevated tank option. Additionally,
the valves, piping, and controls would be
more complicated since the booster station
would be providing additional functions that
would otherwise be accomplished by the
elevated tank. The annual costs for power,
maintenance, replacement, etc. would also be
higher with the ground storage tank option.
Alternatively, a ground storage tank would not
be as economical with the smaller 150,000
gallon capacity, since the cost of the booster
station required for the ground storage
tank option would not change significantly
as compared to the decrease in cost of the
smaller elevated tank.
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Therefore, for the purposes of this study,
the elevated tank is assumed, although
further evaluation of both options should be
completed during design.
Finally, the preferred location for the water
tower is at the northwest corner of the Phase
1 Site (FTIC property). This location is at a
natural high point, and provides easy access
to accommodate infrastructure expansion to
adjacent properties.
The estimated total project costs of the water
improvements are included in the tables at
the end of this summary. Both options would
include easement acquisition for the new water
main extension. The cost of the easement is
based on $20,000 per acre for land purchase
plus $6,000 per parcel for the acquisition
process including plats, descriptions, title work,
appraisals, negotiations, and all other related
work.
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WASTEWATER SYSTEM
RECOMMENDATIONS

of nearby parcels in the future if development
occurs.

Existing Conditions:

•

The Town of Jamestown owns and operates
its sanitary sewer collection and treatment
system. It is a conventional gravity sanitary
sewer system that collects flows and directs
them to a main lift station at the wastewater
treatment facility. The treatment system is a
sequencing batch reactor plant. The plant has
average dry flows of 45,000 to 50,000 gallons
per day. According to the Town’s NPDES
Permit, the plant is rated for 200,000 gallons
per day. Wet weather flows of 200,000 have
been recorded. The Town was not aware of
any recorded system overflows, even in wet
weather.

Recommendations:
The wastewater infrastructure requires
improvements in order to adequately serve
the employer sites. An overview of these
improvements follows.
The closest sanitary sewer to the new employer
sites is an existing sanitary sewer near the
intersection of Elm and High Streets. This line
is an existing 8 inch gravity sewer. Because of
depth limitations, a force main will be required
to convey flows from the employer sites to this
sanitary sewer. Two options were reviewed for
the wastewater infrastructure as follows:

•

Option 1 – 100 gpm lift station

The first option is to build the lift station big
enough to provide capacity for surrounding
areas that may develop. To convey these
flows, a 4 inch force main would be installed
to pump from the lift station to the natural
topographical high point south of the area,
and an 8” gravity sewer from the high point to
an existing manhole south of Elm Street. The
gravity sewer allows for additional connections
50
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Option 2 – 35 gpm lift station

Option 2 includes a 35 gpm lift station to serve
the initial development. The sewer demand
for the initial development is estimated at up
to 12,500 gpd. A 35 gpm lift station would
be capable of handling the estimated flows
and any peak demands. The wet well of the
lift station would be sized to accommodate
larger pumps, which could be installed once
additional growth occurs. Option 2 also
includes a 4” force main the entire length from
the lift station to the connection manhole. To
allow for future growth, it is recommended
that a second parallel force main pipe 6-8
inch diameter also be installed in the same
trench, and capped for future use. The 8”
gravity sewer is eliminated from this option to
save costs on the initial development. A gravity
sewer could be installed later on an as needed
basis as additional areas develop. However, a
review of potential development sites along the
route indicates that there is limited connection
potential since sites are either low/wet, or
owned by the cemetery. The wastewater plan
for Option 2 is shown in Exhibit E (page 49).
Since Option 2 accommodates short term
flows and minimizes up-front costs, it is
recommended that this option be installed.
As growth occurs at the employer sites, the
Town will need to review current and projected
wastewater flows each time the sites are
expanded. This will need to consider:
1. Confirm lift station capacity. The
size of the lift station is expected
to accommodate the initial park
development. New pumps may need to
be installed to accommodate the second
phase of development.

Site Assessment and Recommendations
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2. Confirm force main size: After flows
reach approximately 160,000 gallons
per day (+/- 110 gpm), the 4 inch force
main may need to be abandoned or
reconfigured to use the larger force main
pipe.
3. Confirm plant lift station capacity: the
main lift station at the plant has pumped
as much as 200,000 gallons per day,
so it is believed that this will have the
capacity for development in the near
future. However, this should also be
considered with each expansion.
The estimated total project costs of the
wastewater improvements are included
in the tables at the end of this summary.
Easement acquisition would be included
for the new force main and gravity sewer for
Option 1 and also for the new force main
in Option 2. As mentioned previously, the
cost of the easement is based on $20,000
per acre for land purchase plus $6,000 per
parcel for the acquisition process including
plats, descriptions, title work, appraisals,
negotiations, and all other related work.

Phasing
The Phase 1 Site (FTIC property) is already
under construction. Due to infrastructure
improvements planned for the Phase 1 Site,
some development of adjacent sites can be
undertaken without further investment.
Additional investments will be needed
to fully develop all the Phase 2 sites. To
develop Phase 3 and 4, further investments
in roadways, utilities, and capacity will be
needed. See the phasing map on Exhibit F
(page 52) to see how these sites relate to one
another.

Summary of Recommendations
This chapter has provided recommendations
for initial development of employer sites in
Jamestown. As this study is being written,
these improvements are currently being
implemented by the Town to serve the first
phase of development. A summary of the first
phase of infrastructure development includes:
• 12” water main extension to the site
• Install a new 150,000 gallon elevated
water storage tank
• Install a new water booster station
• Install a new sanitary sewer lift station
• Install a new sanitary sewer force main
• Construct a new access roadway as an
extension of CR 700.
• Install stormwater piping or ditches from
the roadway to the storm outlet at SR 75
• Install gas service
After initial development occurs, the Town
will need to strategically upgrade employer
site infrastructure as necessary to support
future development. Key to this process
will be preserving infrastructure capacity by
only allowing low water demand businesses.
Still, development will at some point warrant
upgrades, including:
• New electrical substation
• Upgrade at wastewater treatment facility
• Upgrade of lift station pumps and/or
changeover to larger force main
• Extension of CR 700 west to Darlington
Street
• Water extensions to western sites
• Sanitary sewer extensions to western sites

u
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Jamestown Employer
Site Infastructure
Total Project Cost Estimate

August 19, 2014

CONSTRUCTION COSTS WITH CONTINGENCY
Water System
Sanitary Sewer System
Transportation
Drainage
Gas Lines
Subtotal Construction

$
$
$
$
$
$

1,241,000
411,000
300,000
130,000
1,500,000
3,582,000

Soft Costs $
Right of Way Acquisition $
Easement Acquisition $

456,000
75,000
126,000

TOTAL ESTIMATED PROJECT COSTS $

4,239,000

NON-CONSTRUCTION COSTS

u
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Jamestown Employer
Site Infrastructure
Construction Cost Estimate
August 19, 2014
Description
I. ELEVATED WATER TANK (150,000 GALLONS)
Construction
Furnish and Install 150,000 Gallon Multi-Column (Leg) Tank ±160' Tall
Tank Foundation
Painting, Testing and Sterilization
Site Work and Restoration (Seeding, Grading, Fencing &
Gates, Gravel Access Drive, Restoration, and all other
required work).
12" D.I. Water Main
12" Gate Valve & Box
Fire Hydrant Assembly
Electrical Service
Electrical and Controls (SCADA)
Mobilization/Demobilization
Construction Subtotal
Contingency (15%)
Elevated Water Tank Construction Total
II. BOOSTER STATION
Construction
Package Booster Station
Emergency Generator
12" D.I. Water Main
12" Gate Valve & Box
Electrical and Controls (SCADA)
Site Work & Restoration
Mobilization/Demobilization
Construction Subtotal
Contingency (15%)
Booster Station Construction Total
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Unit Quantity

Unit Cost

Amount

LS

1

$350,000

$350,000

LS
LS

1
1

$100,000
$90,000

$100,000
$90,000

LS

1

$60,000

$60,000

LF
EA
EA
LS
LS
LS

60
2
1
1
1
1

$50
$2,800
$4,000
$20,000
$30,000
$35,000

$3,000
$5,600
$4,000
$20,000
$30,000
$35,000
$698,000
$105,000
$803,000

LS
LS
LF
EA
LS
LS
LS

1
1
40
2
1
1
1

$100,000
$70,000
$50
$2,800
$20,000
$5,000
$6,000

$100,000
$70,000
$2,000
$5,600
$20,000
$5,000
$6,000
$209,000
$31,000
$240,000
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Jamestown Employer
Site Infrastructure
Construction Cost Estimate
August 19, 2014
Description
III. WATER MAIN EXTENSION
Construction
12" PVC Water Main
Granular Backfill
12" Gate Valve & Box
6" Tapping Valve with 12" x 6" Reducer
Fire Hydrant Assembly
Meter Vault
Seeding & Restoration
Erosion Control
Mobilization/Demobilization
Construction Subtotal
Contingency (15%)
Water Main Extension Construction Total
IV. SEWER SYSTEM (FORCE MAIN TO CONNECTION MH)
Construction
Lift Station (Including 35 gpm pumps, valve vault, and all
appurtenances)
8" PVC Gravity Sewer w/Native Backfill
8" PVC Gravity Sewer w/Granular Backfill
4' Diameter Standard Manhole
4" PVC Force Main w/Native Backfill
4" PVC Force Main w/Granular Backfill
Air Release Valve & Vault
Connect to Existing Manhole
Pavement Replacement
Compacted Aggregate for Pavement Subbase
Seeding & Restoration
Erosion Control
Mobilization/Demobilization
Construction Subtotal
Contingency (15%)
Sewer System Construction Total

Unit Quantity

Unit Cost

Amount

LF
LF
EA
EA
EA
EA
LS
LS
LS

2200
150
5
1
3
1
1
1
1

$50
$12
$2,800
$4,500
$4,000
$10,000
$7,500
$3,500
$8,200

$110,000
$1,800
$14,000
$4,500
$12,000
$10,000
$7,500
$3,500
$8,200
$172,000
$26,000
$198,000

LS
LF
LF
EA
LF
LF
EA
EA
LF
LF
LS
LS
LS

1
750
250
5
2300
500
2
1
300
300
1
1
1

$120,000
$60
$90
$4,000
$30
$45
$3,500
$2,500
$40
$15
$10,000
$5,000
$17,000

$120,000
$45,000
$22,500
$20,000
$69,000
$22,500
$7,000
$2,500
$12,000
$4,500
$10,000
$5,000
$17,000
$357,000
$54,000
$411,000
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Jamestown Employer
Site Infrastructure
Construction Cost Estimate
August 19, 2014
Description
TRANSPORTATION IMPROVEMENTS
Construction
Earthwork and Grading
HMA Surface, Type A
HMA Intermediate, Type A
HMA Base, Type A
Compacted Aggregate, No. 53 (includes stone shoulder)
Pavement Striping, Paint
Pavement Message Marking, Paint, Directional Arrow
Erosion Control
Mobilization/Demobilization
Construction Subtotal
Contingency (15%)
Transportation Construction Total
DRAINAGE IMPROVEMENTS
Construction
Drive Repair
Granular Backfill
30" RCP Storm Sewer
Storm Manhole, 60"
30" Concrete End Section
Mulched Seeding
Erosion Control
Mobilization/Demobilization
Construction Subtotal
Contingency (15%)
Drainage Construction Total
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Unit Quantity

Unit Cost

Amount

CY
TON
TON
TON
TON
LF
EA
LS
LS

2,350
390
649
1,034
2,616
400
2
1
1

$5
$85
$80
$75
$25
$3
$200
$7,500
$12,440

$11,750
$33,150
$51,920
$77,550
$65,400
$1,200
$400
$7,500
$12,440
$261,000
$39,000
$300,000

LF
CY
LF
EA
EA
SY
LS
LS

10
89
1,240
3
1
498
1
1

$45
$45
$65
$4,500
$900
$0.50
$7,500
$5,360

$450
$4,005
$80,600
$13,500
$900
$249
$7,500
$5,360
$113,000
$17,000
$130,000
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INTRODUCTION

Steering Committee:

Throughout this planning process, citizens
and community leaders have been asked
for their input on how to promote economic
development in Jamestown.

A steering committee was developed
consisting of Jamestown residents and Boone
County leaders. Committee members were
encouraged to review planning topics with
friends, neighbors and family to obtain input
on the plan. Comments were brought back to
the group for review.

The most common response was support for
adding jobs, but concern over how small town
life would be impacted by development.
Most were in agreement that they did not want
to see heavy industrial development like the
foundry in Pittsboro. Other common concerns
included traffic and how downtown would
change.
These comments and others described
below were all considered and incorporated
into the economic development plan for the
community.

PUBLIC PARTICIPATION PROCESS
The goal of the public participation process
has been to provide multiple opportunities
and methods for soliciting public input into the
process. Key steps incorporated as part of this
plan include:

Pre-Application Public Hearing:
A public hearing was held on November 5,
2013 prior to the grant application being
submitted. Input received from the public
included:
• Attendees expressed concern regarding the
loss of the post office, and how that would
impact recruiting new businesses.
• Questions were asked regarding what the
Town should already be doing to be ready
to attract the next potential businesses.
• There were questions regarding the use of
TIF.
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Website:
A public website was developed for the
planning process. Meeting minutes, draft
chapters, maps and related planning
documents were posted for committee
members and the general public to
review. The site also provided the
opportunity for comments to be received.
The website can be found at http://
jamestowneconomicdevelopmentplan.org

Stakeholder Meetings:
Most community stakeholders were
represented on the steering committee.
Most other groups were represented by
the Jamestown Merchants and Community
Association. A presentation was made to this
group on July 7, 2014. Key input received is
summarized below:
• Attendees asked how to protect the green
space on the SR 75 corridor coming into
town from the interstate.
• Attendees asked how to keep a strip center
from developing near the interstate. There
was concern that commercial development
near the interstate would hurt downtown.
• Members discussed the goal of seeing
downtown buildings and sidewalks
improved. Strategies discussed included
local volunteer driven projects or seeking
OCRA grants.
• Lack of a post office is a big hassle for
sending out mailings.

Public Input
Chapter 7

• Benefits of a business in Jamestown
included personal service, great place to
live, close to work, convenience of being
near so much, and full range of necessary
businesses in town.
• Problems of living in Jamestown included:
people have to leave town for work,
deteriorated buildings, not enough for
families, and need for a full service post
office.

Town Council Update:
The consultant team provided an interim
update to the Jamestown Town Council during
their regular meeting on August 5, 2014.
Materials presented focused on a summary
of the key issues and opportunities identified
through the planning process. No concerns
were expressed by the Council or meeting
attendees.

Draft Plan:
Upon development of a full draft of the plan,
it was placed on the website for review and
comment by the public. Subsequent drafts
were also posted.

Public Presentation:
After the full draft of the plan was published,
a detailed presentation on the Economic
Development Plan was held. This included a
presentation of the goals and objectives of the
plan, and the prioritized work plan elements.
Comments received on the draft included:
• There was discussion on parking concerns
in the downtown. Some attendees asked
how parking could be improved. HWC/
SDG representatives noted that there is
not an over-arching parking problem, but
did acknowledge that there are times when
parking demand peaks and makes parking
inconvenient for short periods of time.
However, HWC/SDG do not recommend

parking changes at this time.
• There was discussion that many farmers
would greatly benefit from the proposed
CR 700 extension. One farmer attending
described that they have to travel south
through town, cross the railroad, drive
on US 136, and cross the railroad again
before reaching the interchange. It
was recommended to the Town that
the extension to Darlington Street be
completed sooner if at all possible.
• Questions were asked if access to the
railroad would prompt more heavy
industrial uses. The group discussion
centered around the community’s
preference to keep this as enclosed
manufacturing, and prevent heavy
industrial use. It was noted that the
Town’s standards will need to be clear in
prohibiting exterior storage so that the
railroad does not result in unacceptable
businesses.
• At attendee voiced support for the Town
creating the recommended overlay districts
so that the recommendations from this
plan can be followed up on.
• At attendee noted their support for the
Town designating the new roadway on the
federal aid system so that the Town can get
future funding for roadway extensions.

Public Hearing:
A final public hearing was held after public
comments had been incorporated into the
draft plan. This was a formally advertised
public hearing.

u

59

This page intentionally left blank.

8

Chapter
Eight
Economic Development
Action Plans

This page intentionally left blank.

Economic Development Action Plans
Chapter 8

INTRODUCTION TO ACTION PLANS
This plan is intended to be a call to action.
It is not enough to just be a collection of good
ideas that the community agrees on. It must
go farther and set priorities for which ideas
are actually feasible, and then be realistically
prioritized taking into account the Town’s
limited capacity and resources.
Perhaps the biggest challenge for the Town is
understanding how to accomplish each of the
goals that are set and prioritized as part of the
project. This chapter provides the details on
how Jamestown can move forward with each
priority, and what specific steps are needed.

Development on sites at the edge of town - Source: HWC

Below is a summary of the Action Plan items
detailed in the following pages.
• Implement Infrastructure upgrades
for employer sites
• Establish planning controls for
development areas
• Join Indiana Main Street
Building along downtown - Source: HWC

• Complete volunteer-driven
community maintenance and
beautification projects
• Increase population of Jamestown
• Pursue downtown revitalization
grants
• Upgrade economic development site
infrastructure

Home for sale in town - Source: HWC

u

63

Jamestown, Indiana Economic Development Plan 2014

ACTION PLAN: IMPLEMENT
INFRASTRUCTURE UPGRADES FOR
EMPLOYER SITES
Overview
With over 400 acres of land available at
the southwest quadrant of the I-74/SR 75
interchange, Jamestown is well positioned with
one of the more attractive employer sites on
I-74 in Indiana west of Brownsburg. The sites
offer easy highway access to I-74, have long
term potential for rail access, and are located
in close proximity to utilities in Jamestown.
To take advantage of this opportunity, the
Town will need to extend infrastructure to the
employer sites, including:
• Extend a new 12” water main
• Install a new 150,000 gallon elevated
water storage tank at the site, along with a
pressure control valve and booster station
• Construct a new sanitary sewer lift station
and force main to convey flows from the
site
• Install a new roadway extension
• Install new storm water drainage piping
along the roadway and SR 75 to provide a
drainage outlet for the area
As this plan was being written, the
Town started working to implement the
infrastructure extension to the employer sites,
including the above recommendations.
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Action Steps
1. Complete Infrastructure Engineering:
Retain an engineering consultant to
complete the planning and design of the
improvements.
2. Secure Needed Property/Easements:
The engineering and surveying analysis
will identify the easements and property
needed to complete the infrastructure
work. This is expected to include:
a. Easements for the installation of the
water main and sewer force main.
b. Easements from the developer for
infrastructure extensions across
their property, including for the water
main, sanitary sewer force main, and
storm water piping.
c. Right-of-Way from the developer for
the construction of the new roadway.
d. Right-of-Way from the adjoining
landowner (Lions Club) for the
construction of the other half of the
new roadway.
e. Right-of-Way from the developer for
the construction of the water tower.
3. Secure Financing: Work with the Boone
County RDC to establish financing for the
improvements.
4. Coordinate Gas Service: Work with
Vectren to determine how best to provide
gas service and delivery to the employer
sites.
5. Construct Improvements: After design,
the improvements will need to be bid out
and constructed.
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ACTION PLAN: ESTABLISH
PLANNING CONTROLS FOR
DEVELOPMENT AREAS
Overview
While the Town desires to promote
development of basic employer sites at the
I-74/SR 75 interchange, the community also
understands that additional planning controls
will be needed to protect the character of
Jamestown.
Specifically, the community desires to promote
light/enclosed manufacturing at the employer
sites. Specific zoning controls will need to be
established to implement this goal.
Additionally, the Town understands that
construction of new employer sites creates
the opportunity for commercial growth in
Jamestown. This could be in the form of
supporting businesses, restaurants, or
convenience stores. The Town’s goal is
to direct this development to downtown
Jamestown in order to promote the
redevelopment of this district.
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The Town also understands that preserving the
rural nature of the SR 75 corridor is central
to protecting the character of the community.
Therefore, to encourage downtown
revitalization and to protect the SR 75 corridor,
it is recommended that the Town take specific
steps to commercial development toward
downtown and away from the SR 75 corridor.
In addition, the Town specifically desires to
prohibit the development of a truck stop at
the SR 75/I-74 interchange. However, the
Town understands the need for truck fueling,
and would be supportive of a small scale
fueling operation within or adjacent to the
Industrial Park, provided that the development
is less than one acre and contains only
fueling operations without parking or other
commercial services.
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Action Steps
1. Establish Policy to Not Extend
Infrastructure Along SR 75: Without
water and sanitary sewer infrastructure,
development along SR 75 will have
limited potential. Therefore, the
quickest and easiest step to manage
development is to establish a firm
policy that water and sewer will not be
extended along SR 75 for commercial
uses.
2. Establish Overlay Zone: One of the
primary challenges in controlling
development is that the areas are
outside of the town’s corporate limits.
As a result, the Town will need to work
with the Boone County Area Plan
Commission to make any formal land
use changes to the area.
With two entities involved, the most
convenient tool to manage land use is to
create an overlay zone for the industrial
sites and the SR 75 corridor, and have
both entities jointly adopt the ordinance.
This ordinance should identify the
boundaries of the zone, acceptable land
uses, and key development standards.
The Town and Boone County Area Plan
Commission will need to work together
to draft and adopt the ordinance.
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A graphic of this proposed overlay zone
can be found on page 67, along with an
outline of the recommended goals and
objectives for this overlay zone.
3. Re-zone Employer Sites:
Proposed employer sites in the town
and county should be re-zoned for light
industrial use. The Town and County
should cooperate to make this change.
4.   Update Town Zoning Ordinance:
Even though the Town does not have
jurisdiction on all developable lands
at the SR 75 interchange, it is still
appropriate to update the existing
ordinances to address current
development pressures.
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Overlay Zone Recommendations
Following is a summary of the issues and goals that should be addressed in the overlay
zone.
Goal 1:  Establish common Town-County standards for the development of the
employer sites so that it is consistent as it changes over the next several years from
County to Town jurisdiction.
Objectives:
• Specify preferred land uses
• Specify preference for light/enclosed manufacturing operations
• Specify that low water demand uses are required to preserve utility capacity
• Specify ban on outdoor storage
Goal 2:  Establish a future land use map that directs commercial development toward
downtown Jamestown, industrial development to the employer sites, and preserves
the balance of the I-74 interchange for long term development.
Objectives:
• Direct commercial development toward downtown Jamestown
• Direct residential development toward areas currently zoned for housing in the
corporate limits of Jamestown
• Direct industrial development toward the employer sites
• Protect rural character of the area east of SR 75
• Prohibit change in existing land uses in overlay district
• Prohibit development at the I-74 interchange except for industrial development
within the designated employer sites
• Prohibit development of a truck stop at the SR 75/I-74 interchange
• Identify a future process to allow expanded development after planned employer
sites have fully developed
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JOIN INDIANA MAIN STREET

(jcurry@ocra.in.gov)

Overview

a. Set up a preliminary meeting with the
Town Council to discuss the program,
the process, and questions.
Submit the Indiana Main Street Step 1
Form to OCRA
The Indiana Main Street Program
Manager, Shae Kimickewycz
(skimickewycz@ocra.in.gov) will contact
Jamestown to set up a meeting.
a. This meeting should include all
interested citizens and stakeholders
and will center upon key components
of the program and establish next
steps.
After required Next Steps forms are
completed, contact Indiana Main
Street.
Indiana Main Street reviews the Next
Steps form and performs a followup visit with the community and
releases the application following this
visit. Applications will only be given to
communities who meet the Indiana Main
Street criteria.
Return the completed application to
Indiana Main Street.
Indiana Main Street will set up a
meeting with Jamestown to visit with
the Board and other members of the
Main Street organization. This meeting
will determine if the organization is
sustainable and necessary steps have
been taken. Indiana Main Street will
then inform Jamestown if they have been
approved as a Main Street community.
The HWC/SDG team recommends that
the Town Council ask the Merchant’s
Association to manage Jamestown’s
Main Street program under the
auspices of the Town Council.

A first step in revitalizing Jamestown’s business
district is for the Town to join the Main Street
program. Main Street is a national organization
that provides a tested approach to revitalizing
downtowns. The Indiana Main Street program
is managed by the Indiana Office of Community
Affairs (OCRA). It was created to encourage
the revitalization and restoration of downtown
areas in communities throughout the state.
The program offers several opportunities that
would benefit Jamestown such as:
• Educational opportunities and technical
assistance to member communities.
• A Four Pillar Approach that focuses
on design to enhance the downtown
appearance and maintain the district
character.
• Broad-based revitalization process to build
consensus among committed individuals.
• Promotion and marketing tools for visitors,
investors and businesses.
• Workshops, training sessions and
community exchanges in order to share
ideas among other Indiana member
communities.
• Economic restructuring to strengthen the
district’s existing economic base while
finding ways to expand it to meet new
opportunities and challenges from outlying
development.
• Access to many OCRA / Indiana Main Street
development grants.
Following are the first steps in using Main
Street’s principles to redevelop Jamestown’s
business district.

Action Steps
1. The Jamestown Clerk-Treasurer
contacts the OCRA Community Liaison
for the West Central District, Jill Curry
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2.
3.

4.
5.

6.
7.

8.
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Banners in the downtown area. - Source:
HWC

Building facade in the downtown area. - Source: HWC
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COMPLETE VOLUNTEER-DRIVEN
COMMUNITY MAINTENANCE AND
BEAUTIFICATION PROJECTS

2.

Overview
Building on Jamestown’s already promising
volunteer base is an important step in
revitalizing downtown. Engage these dedicated
citizens by providing more structure and a
variety of programs to make Jamestown a
beautiful place to live. Small, incremental
steps to improve the appearance of the
downtown will pay off in the long run.

3.
4.
5.

Action Steps
1. Create a Beautification Committee
to manage and create new volunteer
programs, monitor and facilitate
activities and engage the community
in volunteerism. Examples of volunteer
programs are provided below:
a. Downtown Beautification Project
i. Hanging planters on light poles.
ii. Pulling weeds from sidewalks,
tree grates, etc.
iii. Snow shoveling, miscellaneous
gardening and replanting.
iv. Picking up litter.

Scout project in alley - Source: HWC

72

t

6.
7.

b. Downtown / neighborhood clean-up
c. Paint the town’s buildings and other
facades.
Engage, manage and update a
Facebook page for the committee to
reach out to prospective volunteers.
Establish an Annual Volunteer of the
Year Award or some other recognition
for service.
Add a Volunteer Opportunities &
Programs tab to Jamestown’s website.
Create “buy-in” for potential volunteers
by hosting call-outs with entertainment
aspects such as storytelling, festivals,
community gatherings, movie nights,
etc.
Develop partnerships with local private
businesses to further engage citizens.
Continue to recruit more volunteers:
without periodic “vacations,”
volunteers can burn out; therefore give
your hard working volunteers a break
and have new volunteers ready to step
in.

Scout project in alley - Source: HWC
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Locally Driven Beautification Projects
Jamestown does not need to spend significant dollars to make a big impact. Communities
across Indiana are finding that small, volunteer driven beautification projects can transform
unattractive spaces into community assets. Best of all, with this approach the town does not
have to wait indefinitely on a potential grant, or go into debt to see an improvement.
A great example in Jamestown is the scout project in the alley west of the historic society.
This small alley has benches, plantings and painting that create an inviting niche. The
investment years ago has kept this from becoming overgrown with weeds and trash.
This type of pocket park is only one of many opportunities available. Other ideas could
include painting building murals, planting trees at gateways into town, improvements at the
town parks, and planting flowers at intersections.
On the following pages are several ideas and opportunities for volunteer beautification
projects in Jamestown. Each has a before and after image to illustrate ideas for how to
make a transformation.

Before

After

Adding a combination of
shade and ornamental
trees along the main
thoroughfares into
town gives definition
to the roadway and
creates a sense of
arrival. The trees also
have the added benefit
of providing noise
reduction and a visual
buffer to the homes
along the main routes. Source: HWC
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Before

Seemingly unused or empty spaces can be transformed into active community areas. Replacing some of the asphalt
alleyway with brick or concrete pavers creates a defined and visually appealing area on which gatherings such as farmer
or craft markets can take place. Other improvements include upgrading the signage, making use of large expanse of
building facades to add color, and re-painting the shelter house. - Source: HWC

After
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Before

Even spaces that have a use can be improved upon to create multiple uses. By adding some creative pavement markings,
the basketball court now also doubles as an additional game space for those too young to play. Take note of the color
added to the utility building and old post office in the background. - Source: HWC

After
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Before

The main intersection in town has a unique opportunity to make a grand statement of arrival. Two local buildings give
plenty of area upon which a community inspired mural could be added. Built-up planter boxes out of timbers or retaining
wall block can create instant definition of the roadway and surrounding properties while introducing color and texture. Source: HWC

After
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Before

The park in the downtown is a great assert. The addition of ornamental fencing and some landscape help to make the
park feel more private and separate from the street. Planters, lighting, and new painting all help to give the shelter house
new life. Ornamental trees give a backdrop to the park and add some nice spring color. - Source: HWC

After
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INCREASE POPULATION OF
JAMESTOWN
Overview
One of Jamestown’s biggest problems is
its low population. With approximately 950
residents, Jamestown needs to rebuild its
core population to catalyze change within the
community well into the future. Jamestown
could be categorized as an “edge community,”
which means that it is located at the fringe of
a metropolitan area. The current edge city on
the west side of Marion County that has had
great population growth is Brownsburg. Using
the right approaches, Jamestown could take
advantage of the continued central residential
growth surge and begin to grow its population.

Newer homes just outside of town - Source: HWC
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Build on Jamestown’s Strengths
Jamestown offers a small community with a
safe, low-cost environment, and it is close to
Indianapolis. The drive from Jamestown to
the state capitol is 45 minutes. However, as
mentioned above, the town lacks employment
opportunities. As Jamestown begins to
develop its large acreage at the southwest
intersection of I-74 and SR 75, the new jobs
will attract people from across Central Indiana.
In addition, Jamestown’s median house value
(2012) is approximately $18,000 below the
state average.
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Action Steps
1. Form a Grow Jamestown Committee
a. Develop and manage a Jamestown
Downtown Business website
i. Create an online directory of local
businesses and events that the
Merchants Association already
publishes in a printed newsletter.
b. Promote computer and internet
literacy throughout the community to
help residents access the benefits of
the web.
2. Tell Jamestown’s story as a safe and
affordable small town centrally located
on the west side of Indianapolis:
a. 45 minutes from both downtown
Indianapolis and the Indianapolis
International Airport
b. 20 minutes from Crawfordsville and
Wabash College
c. 20 Minutes from Danville
d. 38 minutes from Zionsville
e. 48 minutes from Carmel
f. 50 Minutes from Purdue University
g. 85 minutes from IU-Bloomington
3. Recruit employees at the new
businesses at I-74 and SR 75.
4. Attract retirees, immigrants and senior
citizens to Jamestown
a. Explore the feasibility of a local
assisted living facility

5. Increase overall quality of life in the
community by:
a. Keeping downtown neat and clean to
attract residents.
b. Improving existing residential
resources such as the small
downtown park.
c. Creating new amenities, such as a
walking/biking trail from residential
neighborhoods to downtown and to
Pleasant Acres Nature Park.
6. Evaluate current real estate
a. Evaluate the current housing stock
and monitor housing/rental vacancy
and occupancy rates to determine
housing demand and areas of
opportunity for new development.
b. Work with homeowners and realtors
to ensure that available homes are
properly marketed.
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ACTION PLAN: PURSUE DOWNTOWN
REVITALIZATION GRANTS
Overview
The development of basic employer sites
at I-74 gives downtown Jamestown its best
chance for revitalization in decades.
To take advantage of this opportunity, it is
recommended that the Town pursue small
local projects to improve the downtown
(covered in a separate Action Plan), and seek
state grant funds to complete major work.
The Indiana Office of Community and Rural
Affairs (OCRA) provides grants for downtown
revitalization through its Main Street
Revitalization Program (MSRP). Eligible
projects can include downtown infrastructure,
streetscapes and façade improvements. The
maximum grant award is $400,000, and a 20
percent local match is required. A prerequisite
to the program is joining Indiana Main Street.
The town has multiple needs that could
be addressed by this program. Upgrade
of downtown streets and sidewalks is of
particular concern. The improvement of
facades is also a key need.
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Action Steps
1. Join Indiana Main Street:  The
Jamestown Community and Merchants
Association could become a formal
Indiana Main Street organization and
meet OCRA’s prerequisite for applying
for MSRF grants. A separate Action Plan
outlines the steps needed to join Indiana
Main Street: Prioritize and Scope
Downtown Project
2. The community will need to review
and prioritize downtown needs,
and then define a project to meet
those priorities. This largely involves
determining whether to focus on
sidewalks/streetscapes or on building
facades. After this priority is set, the
next step is working with an engineering
or architecture firm to develop a plan,
scope and budget for the work.
3. Meet with OCRA: Schedule a meeting
with OCRA’s area representative to
review the potential application, and
determine how to make it as competitive
as possible. The area representative is
currently Jill Curry (jcurry@ocra.in.gov)
4. Submit MSRP Grant Applications:
Applications are currently due in
February of each year. The Town
should work with an experienced Grant
Administrator in this process. If it is not
approved the first time, town leaders
should not be discouraged. Most
communities have to apply more than
once before being awarded a grant.
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Building facade downtown - Source: HWC

Building facade downtown - Source: HWC
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ACTION PLAN: UPGRADE
ECONOMIC DEVELOPMENT SITE
INFRASTRUCTURE
Overview
By the time this plan is adopted, the Town is
expected to be underway with the construction
of the base infrastructure needed to serve the
Phase 1 Site (FTIC property), and surrounding
areas.
Since construction costs will limit how much
capacity the Town can build initially, the initial
infrastructure will not accommodate unlimited
development. The Town needs to be ready to
expand the infrastructure as demand warrants.
The following action plan includes a phasing
plan for future infrastructure upgrades.

Utility infrastructure waiting for installation - Source: HWC
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Action Steps
1. Monitor Water/Sewer Use: To
understand system demands, the Town
should monitor water/sewer usage on
a regular basis. System-wide demand
should be monitored on a monthly
basis. Usage at the employer sites can
be monitored on a quarterly basis by
observing water bills. Town and utility
officials should confirm that flows are
within estimated ranges and system
capacities.
2. Evaluate Capacity Before Expansion:
Prior to any significant development
or new system connections, the Town
should obtain projections of new water/
sewer demands. The total demand at
the employer sites and for the entire
system will need to be estimated using
these projections. The chart below
provides a summary of the various
upgrades needed based on capacity of
the system.
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Table 1:  Water and Sewer Long Term Expansion Plan Summary
Water/Sewer Use at Cumulative System Use Water Upgrades
Industrial Sites (up
(Existing assumed at
Needed
to this flow)
50,000 gpd)
50,000 gpd
100,000 gpd
• N/A
100,000 gpd

150,000 gpd

150,000 gpd

200,000 gpd

Over 150,000 gpd

Over 200,000 gpd

Wastewater Upgrades
Needed

• Replace lift station
pumps with new
• Increase well
• Retrofit park lift
pumping and
station to utilize
treatment capacity
second force main.
• Complete
comprehensive
wastewater study
to determine
upgrades needed
• Add additional
• TBD per
water storage tank
recommended
and booster station
study
• Complete
• TBD per
comprehensive
recommended
water system
study.
study to determine
upgrades needed
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Economic Development Plan Questions
• What are your potential sites and how
should you develop them?
• How do you build tools and capacity
to support economic development?
• How do you promote and improve
quality of life as an economic
development strategy?
• How to you manage the type of
development you want?
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Issues and
Opportunities
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Opportunities
• Location: Located in greater
Indianapolis. Commuting distance
to many places.
• Employer Sites: Sites on I-74/SR
75 have great potential.
• Interest: Developers are seeking
out Jamestown.
• Quality of Life: Basic services
available (clinic, gas station,
restaurant, grocery). Pleasant
Acres Nature Park is a key recent
investment.
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Opportunities
• County Resources: Can partner
with county to provide workforce
training, development support
and marketing.
• Infrastructure: Close water and
sewer to sites. Potential for rail
access.
• Merchant’s Association: Active
merchants association.
• Momentum: You have landed the
first business at your sites.
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Challenges
• Downtown Revitalization: What can
be done to fill empty storefronts?
• Land Use: How do you manage
growth if not all sites are in
Jamestown?
• Commercial Growth: How can you
direct growth downtown, and not
along SR 75?
• Support Services: Is a Village Post
Office sufficient to attract industry?
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Challenges
• Quality of Life: What else can be
done to enhance local quality of
life?
• Infrastructure: Is gas service
needed for development?
• Revenue: How do you accomplish
big goals with limited financial
resources?
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Vision and Strategy
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2025 Economic Development Vision
By 2025, Jamestown will have several basic employers
operating near the intersection of I-74 and SR 75.
Population will have grown to a minimum of 1,200
people, representing a 21 percent growth rate. The
number of businesses in the community’s downtown will
have grown considerably, including several businesses
that draw customers from the surrounding region.

14

t

Appendices
Chapter 9

Economic Development Strategy
Areas of focus:
1. Recruit basic employers with well-paying jobs to the
sites at the southwest corner of the I-75 and SR 75
intersection.
2. To increase business activity in the downtown.
3. To Increase the town’s population.
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Economic Development Strategy
The limited financial resources of the Town means the
strategy will:
1. Focus on only a few goals at any period of time
2. Focus on highest priorities first
3. Rely on volunteers and partners
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Site Development
Plan
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Location
• Southwest Quadrant:
400+ acres available.
Well suited for
development and
utility extensions.
• North of I-74: Long
Term
• Southeast Quadrant:
Long Term
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Existing
Infrastructure
• Water: Southwest
corner of FTIC, low
pressure.
• Sanitary: Located on
High Street.
• Electric: Along SR 75.
• Gas: Not available
• Transportation: I-74
and SR 75
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Recommended
Infrastructure
• Water tower, booster
station and main
extension
• Sanitary sewer lift
station and force
main
• Stormwater extension
• CR 700 extension
• Gas service
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Gas Service
• Vectren to extend gas service from North Salem.
• Available to Phase 1 in late 2015.
• Potentially available to public in 2016-2017.
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Recommended
Phasing
• Phase 2 and 3:
Portions can be
developed with Phase
1 utilities.
• Phase 3 and 4: Will
require some
infrastructure
upgrades
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Recommended
Roadways
• Road extension
required by Phase 3
• Long term may need
to upgrade Darlington
Street

u
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Cost Estimate – Phase 1 Infrastructure
Activity

Amount

Source

Water
Sanitary Sewer

$1.2m
$0.4m

TIF/IEDC Grant
TIF/IEDC Grant

Roadway

$0.3m

TIF/IEDC Grant

Drainage
Gas

$0.1m
$1.5m

TIF/IEDC Grant
TIF

Soft Costs
TOTAL

$0.7m
$4.2m

TIF/IEDC Grant

*Total IEDC Grant - $1.5M
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2014-2015
Recommendations

u

25

Jamestown, Indiana Economic Development Plan 2014

Step 1: Implement
Infrastructure Plan
• Work is under
construction for FTIC
site.
• Goal is to be in place
in 2015.
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Step 2: Rezone
Land
• Work with county to
rezone county
properties to light
industrial.
• Redefine Town’s
industrial zoning to
prevent heavy
industrial uses.
• Oct to Dec 2014

u
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Step 3: SR 75
Overlay District
• Goal is to direct
commercial
development to
downtown
• Work with county to
establish overlay
district to prohibit
commercial on SR 75
• Dec 2014 to Feb 2015

28

t

Appendices
Chapter 9

Planning Controls
Goals:
• Light industrial for employer sites
• Direct commercial toward downtown
• Preserve balance of SR 75 corridor as agricultural
use

u
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Planning Controls
Strategy:
• Establish Infrastructure Policy: Establish policy not to
extend infrastructure along SR 75.
• Establish Overlay Zone: Intent is to preserve SR 75
corridor. Requires joint Town-County approval.
• Re-zone Industrial Parcels: This includes both in-town
and county sites.
• Update Ordinances: Allow only light/enclosed
manufacturing.
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Step 4: Join Indiana
Main Street
• Makes town eligible
for OCRA downtown
grants
• Jamestown Merchants
and Community
Association could run
Main Street
• Nov 2014 to Jan 2015

u
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Future
Recommendations
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Seek Property Control
for Phase 2 Sites
• Have contracts with property
owners to hold price of land
at a certain level for x
number of years
• Develop a Tax Increment
Finance district to capture
new tax revenues for
development of the sites

u
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Pursue grants to
improve downtown
• OCRA provides downtown
improvement grants
• Up to $400,000
• Can be used for sidewalks,
streetscape, lighting or
facades
• 20% minimum match
• Must be member of Indiana
Main Street
• Long waiting line
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Volunteer Driven
Beautification Projects
• You don’t have to wait on a
big project to make an
impact
• Small projects can be just as
effective, especially in a
downtown
• Promote and celebrate
volunteerism locally

u
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Volunteer Driven
Beautification Projects
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Volunteer Driven
Beautification Projects

u
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Volunteer Driven
Beautification Projects
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Increase Population of
Town
• Focus on quality of life by
improving and expanding
existing community facilities
and services
• Attract retirees to the
community, which in turn
attracts jobs and additional
residents to fill them
• Focus on attracting FTIC
employees and young people
in need of affordable housing

u
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Next Steps
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Next Steps
• Draft plan now available for
review/comment
• Comments on draft plan due
October 19
• Final draft will be circulated
October 24
• Formal public adoption
hearing Wednesday,
November 5, 2014 Town
Council Meeting at 7pm

u
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Questions?
www.jamestowneconomicdevelopmentplan.org
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