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This project began as an 

Urban Design Investigation for 
the Briggs Flats Complex in 
Historic Fletcher Place by 
Professor Tony Costello's Spring 
Quarter 1984 fourth-year Design 
Studio. The objective was to 
investigate alternative strate
gies for the future development 
of Briggs Flats and the area 
surrounding it. This "front-
end" series of studies was 
executed in three weeks by student 
groups, and was presented to the 
Fletcher Place and Fountain 
Square Investment Corporation, 
residents of Fletcher Place and 
other interested organizations. 

Today, one year later, this 
paper will attempt to look back 
on the project and the process 
which directed the investigation. 
The paper is organized in five 
major sections which correspond 
with the design process, or, 
more specifically, the process 
of Urban Design. 

Urban Design is distinguished 
from design because it encompasses 
a larger scope. It actually 
introduces design into all 
aspects of the decision making 
processes which give form to and 
regulate communities and cities. 
It relates the design of physical 
forms to the total community. 
Therefore, the objective of 
Urban Design is to produce 
physical forms and systems that 
are rational, coherent and 
responsive to the lifestyles and 
aspirations of those who use 
them. 1 

The first step in the process 
is to recognize the problem and 
to define the parameters within 
which the final design solution 
must function. Within any 

project, there are limitations 
which are imposed by inherent 
resources. These limitations 
are recognized by depicting the 
environment and the focus of the 
project and then by identifying 
the assets and liabilities of 
each. The issues which are to 
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be addressed are established 
through analyzing the depiction 
and its strengths and weaknesses. 
This first step in the Urban 
Design Process is completed with 
determining a program for the 
project which evolves from the 
specified issues. 

The second step begins with 
addressing the issues in terms of 
goals and objectives for the 
project. Often, the objectives 
have been defined and are 
evaluated with respect to costs 
and benefits inclusive of the 
area's social, economic, and 
political constraints. 

In the third step, many 
alternative strategies and design 
concepts are explored. These 
design concepts are sketched 
within the determined program. 
They are compared and evaluated 
and the strongest concept is 
chosen to be further developed. 
This development occurs in the 
fourth step, in which the design 
proposal is examined in three 
dimensions. 

The fifth and final step is 
the implementation of the 
design solution. Included in 
implementing the design are 
phasing and individual component 
programming. It is important to 
foresee how a project will be 
phased and implemented in order 
that an interruption does not 
occur causing loss of momentum. 
It is also important to have 



visual signs of continued progress 
to maintain sustained interest 
and support from the community. 

An urban design investigation, 
such as the Briggs Flats Complex, 
is primarily concerned with the 
first three steps in the process. 
Approximately seventy to eighty 
percent of the time spent on such 
an investigation is utilized for 
researching, depicting, itemizing, 
and for translating the organized 
information into attainable 
objectives. The remaining 
twenty to thirty percent of time 
is applied to exploring concepts 
and zeroing in on a strong 
concept. It is important to 
spend such a great deal of time 
on the preliminary research and 
analysis because this is what 
supports a strong concept. One 
must be able to justify the 
concept, have knowledge of its 
historical development, purport 
the philosophy behind it'2and 
validate it as a concept. 

When the first three steps 
of the design process are 
successfully executed, the final 
two steps logically follow. A 
considerable amount of time 
must be spent on the last two 
steps to refine the design and 
to make it happen, more time 
than was available in a three
week "front-end" urban design 
investigation. Therefore, this 
paper will chronologue all five 
steps but will delve into only 
the first three: Preliminary 
Research and Assessment. Goals 
and Objectives. and Strategies. 

3 
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FOUNT AIN SQUARE & FLETCHER PLACE 
investment cOl"porafion 

February 7, 1984 

Mr. Anthony Costello 
Department of Urban Planning 
College of Architecture and Planning 
Muncie, IN 47306 

Dear Tony: 
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I am writing to confirm and discuss further the pos
sibility of having your 4th year design studio work with us 
during the first weeks of the upcoming Spring Quarter. 

We have been contracted by the City of Indianapolis to 
prepare a plan for the redevelopment of the area known as the 
Southeast Tax Increment District (see map). The entire area, 
including Eli Lilly & Co., has been condemned. As I understand 
it, the property taxes due on any newly constructed buildings 
will be used within the district for public improvements. Also 
the condemnation of the area allows development projects to be 
easily put together. 

As a part of the plan, we will be looking at projects 
planned by others (The Eli Lilly & Co. expansion and proposals 
for the Indianapolis Rubber Co. complex) as well as proposing 
areas prime for redevelopment. The project we have focused in 
on is a vacant apartment building known as Briggs Flats and its 
surrounding area (see maps & photographs). 

We are putting together a promotional package to help 
"sell" the project to a developer. This package will include 
a feasibility study, schematic designs, and cost estimates for 
the project. This part of the project is were I hope yeu and 
the students could help us. The students roll may include 
group meetings with the various "clients", conceptual and 
schematic designs of the project, and if possible preliminary 
cost estimates. 

The Briggs Flats project consists of c. 1890 masonry 
apurtment building as a cer.terpiece and most of the property 
within the block. This property includes both c. 1870 single 
family houses that will be restored and vacant land which will 
have infill housing compatible with the surrounding buildings. 
The total project is estimated to cost $3 million. 

Many groups have already expressed an interest in the 
projects. We hope the discussion and presentation of the 
various designs will stimulate even more interest. G=oups 

1104 prospect street, indianapolis, indiana 46203 317-63/4-5079 
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Page 2 
Tony Costello 

which at this time may participate in the development of the 
project include, the City of Indianapolis (possible UDAG), the 
Indianapolis Rubber Co. (owned by rleurt SerVaas-the old Rubber 
Company is proposed as a high tech manufacturing facility) and 
Lilly Endowment (they, Mike Carroll, are looking at the possi
bility of funding the acquisition and development phase of the 
project). Also, providing criteria for the design of the proj
ect will be the Fletcher Place Neighborhood Association, the 
Indianapolis Historic Preservation Commission, the State Office 
of Historic Preservation, as well as various zoning and fire 
codes. 

I think this project will be very good for the students. 
They will get an opportunity to work with a challenging project 
and with a variety of clients. It will also give you an oppor
tunity to present your program to The City and Lilly Endowment 
as well as others. 

It is difficult to discuss this project and its intri
cacies in a short letter. I hope that I have given you an idea 
on how it is developing. I am looking forward to working with 
you and the students in the upcoming month. If you have any 
questions or comments please feel free to contact me. I do 
need a firm commitment from you as to when you would be working 
on the project, and some response as to what you feel the stu
dents roll may be. 

DH:ea 
Attachments 
cc- John Labaj 

Sincerely, 

D~S 
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DEPARTMENT OF ARCHITECTURE 
COLLEGE OF ARCHITECTURE & PLANNING 
BALL STATE UNIVERSITY 
MUNCIE, INDIANA 

ARCH 401/2/3 - URBAN DESIGN STUDIO 
Instructor: Tony Costello 
Spring Quarter 1984 
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"BRIGGS FLATTS PROJECT" * FOUNTAIN SQUARE/FLETCHER PLI1.CE * INDIANAPOLIS, HI 

INTRODUCTION: Indianapolis, Indiana, is making great strides in neighborhood 
revitalization efforts. Although overshadowed by the internationally known 
"downtown revitalization II efforts, the inner city neighborhoods' program to 
improve housing stock, social services, transportation systems, employment 
opprtunities, etc., in Indianapolis are (to varying degrees, of courses) also 
very noteworthy. Most of these neighborhoods have been helped by not-for-pro
fit development (investment) corporations that have been the catalyst fo~ un
derwriting the programs that result in physical improvements. Combined with 
subsidy programs administered by the city, these involvements have produced 
outstanding results in Lockerbie Square, Near East Side, Near North, ~1eridian 
Highlands, UNWA, etc. neighborhoods. Another "neighborhood'; that is current
ly undergoing substantial revitalization is THE FOUNTAIN SOUARE/FLETCHER PLACE 
NEIGHBORHOOD which is located on the near south-east side of Indianapolis. 
Central to this area's efforts is the Fountain Square & Fletcher Place Invest
ment Corporation. 

PROJECT: The Fountain Square & Fle:cher Place Investment Corporation (FS&FPIC) 
has been contracted by the City of Indianapolis to prepare a plan for the re
development of the area known as the Southeast Tax Increffient District (See map 
which is attached). The entire 3 r sa, inr.luding th~ Eli L~ily & Co., has been 
condemned. This action wi11 allcw for the taxes due on any newly constructed 
building to be used within the area for "public improvements". It also allows 
for development packages to be more easily assembled. FS&FPIC is ' looking to 
projects planned bv others (lilly expansion and Indianapolis Rubber Co. comolex 
adaptive reuse) and acting as the catalyst for ones that consider to be priMe 
components of a comprehensive strategy/plan. One of the first projects they 
are focusing en is the BKIGGS FLATS Project which involves a vacant aDartme~t 
building (Briggs Flats) and surrounding detached residential units (See attached 
map). You have been engag~d by FS&FPIC tcprovide the "front-end" p1anning and 
design services for this project. Dale Harkins, architec~/planner witn FS&FPIC 
and a CAP alumnus, will be the contact person and resource person working with 
you. Other pEople from the r.eighborhood and involved parties will be brought 
on board throughout tne project. 

SCHEDUL[: See se~arate handout for scedu1e/assignments associated with this 
project. Additional resources/information will be made available by Dale 
Harkins. 
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Briggs Flats Project Area 
PHOTOGRAPHS 

The Briggs Flats Building 

11 
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Briggs Flat Building 
and Context 

View of Briggs Flats and east 

View of Briggs Flats and west 
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Project Context 

f --_______ _ 

--------- .----

View of 3 homes currently undergoing restoration (Assisted by FSFPIC) 

Just east of the Project Area on Fletcher Avenue 
(L to R, 606 Fletcher, 610 Fletcher, and 614 Fletcher) 

View of area across Fletcher Avenue from Briggs Flat 
Building also undergoing restoration with FSFPIC assistance 

(R to L: ADA Apartments, 549 Fletcher, Atkinson-Disette Home, 
557 Fletcher, and [background] Calvin Fletcher School, 520 Virginia Avenue) 

13 
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Lord Street Properties 

View of 555 and 557 Lord Street 

View of 525 Lord Street and Lot (529 Lord) 
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Views and Vistas 

View from Briggs Flats (right) east 
down Fletcher Avenue to Virginia Avenue and 

partially utilized Methodist Church 

View from northeast corner of project area 
to Indianapolis Rubber Company (right) and 

downtown (AUl Building at center of photograph) 

15 
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PRELIMINARY RESEARCH 
AND ASSESSMENT 

-define the environment and the focus, illustrate their profiles 

-distinguish factors that can not change from factors that can 
change 

-forecast near-term and long-term future 

-analyse coordinated depiction of the environment and the focus 

- determine assets and liabilities of the environment and the 
focus 

-establish issues to be addressed 

-conclude with program imposed by inherent resources 
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Environment and Focus 

HISTORIC BACKGROUND AND 
SIGNIFICANCE OF FLETCHER PLACE 

I NTRODUCTI ON 
The primary period of building 

and growth which now establishes 
the character of Fletcher Place took 
place from 1865 through 1890. This 
was largely due to the influx of 
German immigrants to the area 
~n the 1870s. The development 
of the Fletcher Place and Fountain 
Square area was initiated in 1835 
by Calvin Fletcher and 
Nicholas McCarty, who purchased 
Dr. John H. Sanders' 264-acre 
farm with the intent to layout 
town lots. 

The nineteenth century 
character of the neighborhood is 
reflected in the small, narrow 
lots with uniform building setbacks 
that are connected by a network 
of alleys and narrow streets. The 
nineteenth century pattern is also 
evident in the mature vegetation 
and intact rows of detached, one
story cottages and two-story houses~ 

SETTING 
Fletcher Place is located less 

than one mile southeast of the 
downtown business district and is 
in the southeast section of the 
government and business center of 
the city, the Regional Center. 

It is also located within 
several blocks of the Fountain 
Square Historic Commercial District. 

This linear commercial district 
is historically significant 
because of its initial relationship 
to the city of Indianapolis and 
because of its century of sustained 
growth and development .. 

REGIONAL CENTER AND FOUNTAIN SQUARE 
The Fletcher Place Neighbor

hood is irregularly shaped yet it 
has clearly defined boundaries. On 
the east it is bordered by Inter
states 1-65 and 1-70, on the north 
boundary runs the Con-Rail train 
tracks, the western edge is marked 
by East Street and the southwest by 
Virginia Avenue. In the nineteenth 
century Virginia Avenue was 
developed as a major southeast 
thoroughfare providing a direct link 
with the downtown business district 
and also resulting in mixed land 
use. 

The major employers in the 
Fletcher Place area are Eli Lilly 
and Company and the Indianapolis 
Rubber Company. In the near future 
Eli Lilly will double its employment 
from 4000 to 8000 and the Indiana-
polis Rubber Company is considering 
increasing production or turning 
over to a "clean industry.1I 

Located within walking distance 
of Fletcher Pldce are major commer
cial districts. Fountain Square 
is located within Fletcher Place, 
the Farmer's Market is located on 
South Street and the downtown shops 
are within a twenty-five minute 
walk. 
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FLETCHER PLACE PRESERVATION 
PLAN 

PURPOSE 
The goal of the Fletcher Place 

Preservation Plan is to protect the 
surviving historic and residential 
character of the area. 

PRESERVATION GOALS 
The primary goal of the 

Fletcher Place Preservation Plan 
is to revitalize Fletcher Place 
while emphasizing its historical 
and architectural significance. 
The means to attaining this goal 
are the renewal of neighborhood 
pride and the involvement in 
the neighborhood through invest
ment in the area by current 
residents. 

The preservation goals of the 
Plan are: To rehabilitate all 
existing buildings that contribute 
to the histcric character of 
Fletcher Place; to increase public 
awareness of the concept of 
revitalization; to strengthen the 
residential character of Fletcher 
Place; to remove incompatible land 
and building uses that damage the 
integrity of Fletcher Place; to 
develop and relocate houses. where 
appropriate to the surroundings. 
in a sensitive manner; to revital
ize while minimizing displacement 
of current occupants; and to 
encourage and assist home owners. 

19 

ECONOMIC ACT OF 1981 
The purpose of the Economic 

Act of 1981 is to revitalize 
economic prospects of older 
locations and to prevent decay and 
deterioration. characteristic of 
distressed economic areas. The 
Act provides a twentyfive percent 
Investment Tax Credit for certi
fied historic structures. 

The Substantia: Rehabil itati0i1 
Test requires that expenditures 
exceed the greater of the tax
payer's adjusted basis in the pro
perty or $5000 • within two years. 
An alternative of five years is 
allowed if phases are set forth in 
architectural plans which are com
pleted before rehabilitation 
begins. 

To qualify the property must 
be listed in the National Register 
of Historic Places or be located in 
a registered Historic District and 
the secretary must then certify 
that the building is of historic 
significance to the district. 



REHABILITATION STANDARDS 

In order to determine that a 
project qualifies for the 25% Income 
Tax Credit it must also meet the 
following standards which were set 
by the Secretary of the Interior. 

DETERMINING CERTIFIED REHABILITATION 
A compatible use for the 

property which requires minimal 
alteration of building, structure, 
or site and its environment must be 
provided. The property should be 
used for its originally intended 
purpose. 

The aistinguishing original 
qualities ~hall not be destroyed. 
Removal or alteration of historical 
material or distinctive architec
tural features should be avoided 
when possible. 

The building should be recog
nized as a produuct and products 
of its own time. Alterations which 
have no historical basis and which 
seek to create an earlier appearance 
shall be discouraged. 

Changes which occur over time 
acquire their own significance, 
these changes shall be recognized 
and respected. 

Where distinctive stylistic 
features or examples of skilled 
craftsmanship exist they shall 
be treated with sensitivity. 

20 

Deteriorated features shall be 
repaired rather than replaced. 
In places where new material is used 
it should match the composition, 
design, color, texture and other 
visual qualities of the existing 
materials. Repair and/or replace
ment must be substantiated by 
historic, physical or pictorial 
evidence. 

When surface cleaning is 
needed it shall be undertaken 
with the gentlest means possible. 
Cleaning methods that will damage 
historic building material shall 
not be undertaken. 

Precautions must be taken to 
protect and preserve archeological 
resources affected by or adjacent 
to any project. 

Contemporary designs are en
couraged as long as they do not 
destroy signigicant historical, 
architectural or cultural material 
and they are compatible with the 
size, scale, color, material and 
character of the property. 

Where alterations and additions 
are constructed they should be 
able to be removed without impairing 
the essential form and integrity 
of the structure. 
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LINKAGES 
Located at a point of easy 

accesS to interstates and major 
arterial systems Fletcher Place is 
linked to the downtown and to out
lying areas. This is further rein
forced by the availibility of 
Indianapolis public transportation 
systems which make it easy to 
move about the local and downtown 
areas. 
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cgovernmental and business center "'"".TMC"''''' 
of the city. Fletcher Place is 
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of the Regional Center and is 
also located within one mile of 
the downtown business district. 
These areas establish a strong 
foundation for Fletcher Placet 
providing many services and 
opportunities. 
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POTENTIAL RESOU 
Employment: 
-Eli Lilly and Company 
-Indianapolis Rubber Factory 

Shopping: 
-Fountain Square 
-Farmer's Market 
-Downtown 

Parks and Recreation: 
-Garfield Park 
-Finch Park 
-Willard Park 
-bowling alley 
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Education: 
-Indiana Central University 
-Indiana University and Purdue 
University at Indianapolis 

Social Services: 
-Southeast Multi-Service Center, 
senior citizens' center 

-Southeast Health Center, 
medical and dental services 

-Fletcher Place Community 
Center 

-Catholic Youth Organization 
-Gorman's Boy's Club and 
the Girl's Club 
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FOCUS 
The focus of this urban 

design investigation is the Briggs 
Flats Project. The project's 
centerpiece, Briggs Flats, is an 
c.1890 masonry apartment building 
which will be restored. The 
project also encompasses most of 
the property within the Briggs 
Flats' block. This property 
includes both c.1870 single 
family houses that will be 
restored and vacant land which 
willhave infill housing com
patible with the surrounding 
buil dings. 
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The site is approximately 
360' by 260'. It is bordered on 
the south side by Fletcher Avenue, 
a four lane thoroughfare, on the 
north side by Lord Street, a 
very small residential street, 
and on the east by Cincinnati 
Street, also a small residential 
street. Across from Lord Street 
is a vacant lot extending the 
length of the block. Cutting 
through the property is an alley 
along which many of the residential 
units have access to their garages. 

Immediately to the west of 
the site is an apartment building 
and a carriage house which will 
soon be renovated. The remaining 
buildings on the site and the 
block are single family housing 
units. Across Fletcher Avenue 
are located single family houses, 
larger multi-family houses and 
apartments and at the corner of 
Fletcher Avenue and Virginia 
Avenue is located a vacant 
Methodist Church. 
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NEIGHBORHOOD CHARACTER 
In general, the dwelling units 

of Fletcher Place comprise intact 
rows of detached, one-story cottages 
and two-story houses. These are 
situated on small narrow lots and 
are among mature vegetation. The 
buildings have uniform setbacks 
from a network of alleys and 
narrow streets. 
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Images and Architectural 
Considerations 

As stated, the residential 
area of Fletcher Place is 
primarily composed of single
story cottages and two-story 
houses, yet the site itself 
presents some unique architec
tural conditions. The Lord 
Street side is as stated 
above, but Fletcher Avenue 
contains some unique features. 
Besides the two large apartment 
buildings to be renovated, 
Fletcher Avenue is composed of 
a variety of housing units. 
There are many larger homes 
and rental units which present 
a different scale and proportion 
to the character of the site. 
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VACANT LOT, INDIANAPOLIS RUBBER CO. AND INDIANAPOLIS SKYLINE 

-



.-

Assests & 
LOCATION 

+located near strip, Farmer's 
Market and other stores 

+less than one mile from downtown 

+in the Regional Center 

+distinct boundaries enhance 
strong community feeling 

+nearby recreation facilities for 
the el derly 

+fairly low crime area 

NEIGHBORHOOD ECONOMICS 

+revitalization of commercial dis
trict 

+future jobs and potential new home 
owners brought to area by Eli Lilly 

+current renovation/revitalization 
of school house and single family 
houses 

+possible new renovation efforts: 
the Methodist Church, the 
Indianapolis Rubber Company, and 
B&B Apartments 

PUBLIC POLICY 

+implimentation of revolving funds 
account and other financial 
programs to aid potential home 
owners 

+certified historic area makes it 
eligible for Investment Tax Credit 
(ITC) 

+Developing by Fletcher Place 
and Fountain Square 
Investment Corporation 

Liabilities 

-lack of recreation facilities 
for the young and middle aged 
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Assests & 

HOUSING 

+large percentage of home owner
ship by elderly 

+sizeable amount of undeveloped 
land 

TRANSPORTATION 

+adequate public transportation 
provided for area 

+convenient links to downtown 
and inters ta tes 

UIlL ITI ES 

+good services 

Liabilities 

-much rental property that 
does not promote sense of neigh
borhood pri de 

-unkempt lots pose health and 
public safety hazards 

-many homes are in need of repair 
and many present fire hazards 

-industry encroaching upon 
residential 

-no local or community school 

-traffic on Fletcher Avenue 
presents safety hazards to 
residents 

-high volume of traffic on 
Virginia Avenue 

-Interstate loop cuts off 
local shoppers and acts as 
a physical barrier between 
Fletcher Place and Fountain 
Square 

-visible powerlines detract from 
historic character and from 
aesthetics of neighborhood 

-disrepair of sidewalks, curbs, 
alleys, Lord Street 
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Issues 

-Deteriorating buildings and unkempt 
lots are an "eye-sore". 

-Historic character is important 
to the community and to the 
investors. 

-Current residents can not afford 
clean-up and restoration. 

-Encroaching industry poses health 
and safety risks as well as being 
an aesthetic liability. 

-Eli Lilly's 100% expansion will 
bring potential new home owners 
to the area. 

-Traffic on Fletcher Avenue is 
extremely fast and heavy for a 
residential neighborhood. 

~School closure and lack of 
nearby recreational space in
hibits community activities and 
attracting young families. 
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Program 

--

BRIGGS FLATS COMPLEX 
Renovate as apartments 

with special consideration to 
accommodating the elderly by 
providing handicapped accessible 
apartments. Provide a community 
space and meeting rooms for the 
apartment residents and for 
use by local social groups. 
Create easily accessible private 
and public open spaces which 
relate to the complex and to a 
commons area within the block. 
Maintain vehicular access from 
the alley and provide some 
on-site parking. 

INFILL UNITS 

45 

Design single units to be 
individually owned while maxi
mizing available square footage, 
i.e. townhouses, zero-lot-line 
housing or condominiums. 
Incorporate current technological 
features and create spaces which 
appeal to the young family. 
Provide on-site parking and 
outdoor spaces, both private and 
public, which relate to the alley 
and commons area. 

SITE 
Create a commons area 

or community corridor to relate to 
the Briggs Flats Complex and the 
infill housing, emphasizing the 
alley as an element of unification 
rather than as a division. Develop 
a park/reacreation area in the 
vacant lot on Lord Street. 
Utilize landscaping features to 
buffer the residential zone 
from industry and traffic, 
also utilize energy-efficient 
landscaping. 
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GOALS AND OBJECTIVES 

-translate assets and liabilities into attainable objectives 

-analyse objectives: costs and benefits, (i.e. social, economic 
and political restraints) 

-diagram design implications 
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Goals 

A. To protect the surviving 
historic and residential character 
while encouraging renewal of com
munity pride and investment in 
neighborhood by current residents. 

-Phase development to involve 
communi ty a,nd to bri ng in revenue 
for continued development. 

-Restore existing housing units. 
-Develop new housing that reinforces 
historic character of neighbor
hood. 

B. To utilize the nearby down
town area and yet maintain and 
develop a separate, and distinct 
identity. 

-Establish a, community center in 
Briggs Flats, eventually to be 
moved to the vacant Methodist 
Church. 

-Develop outdoor green spaces and 
,recreation areas. 

-Exploit link to major road systems 
and to major cultural center. 
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C. To implement energy conscious 
design. 

-Implement passive solar design 
into existing structures. 

-Design landscape to enhance buil
ding performance. 

-Use current technology in design 
of new buildings. 

D. To util ize publ ic transpor
tation systems and to alleviate 
current traffic problems. 

-Develop waiting areas for bus 
service. 

-Reinstate esplanade and reduce 
speed limit on Fletcher Avenue 

E. To develop and upgrade site 
without displacing current residents 
or destroying existing fabric. 

-Provide incentive programs and 
financial assistance. 

-Implement programs to assist in 
home improvement and general main
tenance. 
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Analysis of 

-

Objectives 

These goals and objectives 
directly relate to the assets 
and liabilities which were 
arrived at in the preceding 
step. They were concerned with 
the idea of exploiting the 
strengths found in the environ
ment and the idea of improving 
conditions where weaknesses 
exist. They were constructed 
to work within the area 1 s 
social, economic and design 
constraints. As the project is 
developed further, the benefits 
of each objective must be com
pared to the cost of each. 
objectives which are cost 
prohibitive will have to be 
reconsidered, i.e., reinstating 
the esplanade on Fletcher 
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Avenue may cost more in terms of 
dollars and traffic flow than 
the benefits it will return, or 
the same goal may be achieved 
by a less expensive means. 
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Design 
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Implications 

After researching the environ
ment and the focus, depicting 
their profiles and assessing their 
strengths and weaknesses, the 
conditions are analysed and 
goals and objectives are 
then used to establish 
criteria for design. There are 
many categories of design criteria; 
considered here are those which 
relate directly to the design 
concept, and those which reflect 
rehabilitation standards, as 
well as those which generate 
energy-conscious design. The 
following pages depict some of 
these criteria as they are 
applicable to the Briggs Flats 
Complex and surrounding area. 



FLETCHER AVENUE 

LORD STREET 

DESIGN CRITERIA 
The basic design criteria 

is proposed to continue and 
restore the residential scale 
of the neighborhood and to 
introduce it to the street
scape. This is implemented 
through the use of landscaping, 
light fixtures, proportions of 
elements and texture of mater
ials. The design criteria 
also reinforces the existing 
zoning conditions and exploits 
the connections of these 
zones. 
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AUTO ZONE PLANTING EASEMENT SIDEWALK 

STREETSCAPE 

Streetscape, sidewalk and 
planting easement make the tran
sition from house to street 
enjoyable. 

-Tree canopy and light 
fixtures create "ceiling" 

-Stairs and light fixtures 
break down the residential 
scale to a human scale 
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PROPORTION AND SCALE 
There is no single proportion 

which is constant throughout the 
elevations of Fletcher Avenue and 
Lord Street. In general the 
houses are taller than they are 
wide, the most prevalent proportion 
being 3:2. The fenestrations are 
also usually taller than they are 
wide. The houses on Fletcher 
Avenue are consistently larger 
than those on Lord Street. 
They also tend to be proportionally 
taller than those on Lord Street. 

The existing proportions 
which are evident in the elevations 
should be reflected in the elevations 
of the new infill housing. The 
scale of the new infill housing 
should also be compatible with 
that of Fletcher Avenue and Lord 
Street, respectively. 
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Fences 

Blockscape 
and Fencing 
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Three 
Alternatives 

Unquestionably any man's fence will be shared 
by his neighbor, even if his neighbors have 
only to look at the other side of it. 

Random 

Uniform 

Compatible 

Purpose 

. . n.:.·· 

LACK. oF ~1lf.C.T~ COUll:.1~,(. 
A c.c:u..E.C.TJOt.-l OF ~AI..lT - ~1U1ALS, ~, ~ ~ 

L4l1~ -~~ I ~1eRlAL.,N-.lD COL.PR... 
c.c::>o-r ~VI~ If MA~~ ~ ~ ~T I'-l~. 

CPHfATlel,t:; -~fD ~T~ Gf= Fe~!~ WHtU-4 ~ 
U~\f~/~T~ 1HRoU6HOUT i+lf. ~eJ~D. 

a... UIJ\~ HfJGo+n' I ~I'='f..! J7e,1il\lL..-:', A ~ ,ec,11~ CR 
~1fR~~ ~p GOL.Of2... 

Proper fencing can have a unifying effect upon a neighborhood, but improper fencing can only 
detract from the appearance of a neighborhood. Cluttering by an uncoordinated selection of 
designs and materials should be avoided. Cooperation among neighbors in this matter can effect 
the visual and psychological harmony of an area. 
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Fencing Considerations 

FENCING 
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STREETSCAPE GUIDELINES 

-Alternate placement on sides of 
street 
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-Regular intervals without regard 
to property lines, but with 
respect to entries 

-Same type of trees, planted at 
the same time 
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Rehabilitation Criteria 

FRONT FACADE 
-Place greatest emphasis on 
original design intent 

DO 

ROOF AREA 
-Preserve the original skyline 
character 

.I 

DON'T 

BRICK/SIDING 
-Restore and preserve original 
surfaces where possible 

-Replace damaged siding by 
matching the material and 
character of the original 
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ADDITIONS 
-Relate materials, textures, 
colors and details to the 
building to which they are 
being attached 

-Reflect the proportions used 
in the existing structure 
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ORNAMENTA TI ON 

COLOR 

-Duplicate where possible 
all missing ornamentation 
(cornice, corner boards, 
cupolas, bargeboards. etc.) 

-Replace missing detailing, 
matching the material and 
character of the original 

-Use colors appropriate for 
climate and seasonal changes: 
natural, muted colors, earth 
tones such as: warm grey, 
biege. terra cotta. olive, 
cream and tan; relate well to 
the local environs 
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Energy Criteria 

ENERGY CRITERIA 
Energy criteria is 

collected to support the idea 
of energy conscious design, 
not only to be used in the 
new infill housing units 
but also to be used in retro
fitting the existing houses 
and apartment complex. The 
emphasis is on practical 
applications of passive solar 
considerations, in order to 
reduce the initial cost, and 
on good insulation and venting, 
to decrease energy consumption 
and to prevent moisture damage 
to building materials. CQnsid
eration is also given to the 
use of landscaping elements as 
shading devices and as devices 
to guide air movement. 
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HEAT LOSS 

SOLAR GAIN 

INSULATION 



-- Vegetation 

Deciduous trees can be used for summer 
radiation protection and allow winter sun 
penetration through bare branches. 
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Trees, shrubs, ground cover and turf are 
among the best exterior solar radiation control 
devices available and should not be under· 
estimated. Vegetation can absorb over 90% 
and has the potential of reducing daytime 
temperature by up to 15° Farenheit and 
also raise night time temperatures by trapping 
warm day time air under the tree canopy. 
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STRATEGIES 

-explore various concepts or approaches 

-compare alternative approaches 

-zero in on strong concept 

-

-
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Strategies 1 & 2 

Th~ first two strategies 
were developed in the spring of 
1984 by team number one. The 
basic ideas encompassed by 
both designs are the renovation 
of Briggs F"lats within the 
guidelines set by the Secretary 
of the Interior and the 
addition of single-family 
i nfi 11 housE~s. The two inter
ior space planning proposals 
differ slightly. They both 
provide single story apartments 
on the first floor in order 
to accomodate elderly tenants 
and they both provide two-story 
apartments on the upper level 
in order to maximize square 
footage. 

The two proposals di ffer 
in the mannE~r in which they 
accomodate the house on lot 554. 
This house iis approximately 
three feet from the east wall 
of Briggs Flats, presenting 
an extreme fire hazard. 
Ordinarily it would not be a 
very important issue, one 
would simply move the house 
or demolish it. In this case, 
the historic nature of the 
project does not allow for 
moving the house unless a 
variance is received. Moving 
the house may result in loss 
of the 25% Investment Tax 

Credit for the owner and 
demolishing it would certainly 
result in a financial loss. 
Thus, in proposal one it is 
suggested that house 554 
remain and that an "atrium" 
enclose the space between the 
two. Special provisions would 
need to be made to bring light 
between the two buildings and 
to prohibit fire from spreading 
from one building to the other. 
Proposal two assumes that it 
would be possible to receive 
a variance to move house 554 
to lot 560. Moving the house 
allows the units on the first 
floor of Briggs Flats to have 
private, out door spaces to 
the east of Briggs Flats. 

The strategy for infill 
housing encompasses both 
proposals. The intent surround
ing the infill units was based 
on maintaining the original 
neighborhood character. 
Through studies of Sandborn 
maps and of existing houses 
the proposal reflects the 
historic imagery of Fletcher 
Place and, more specifically, 
of the site. Even the plans 
for the infill units reflect 
the historic ideas of space 
planning. 
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Strategy 3 

The third strategy developed 
as this thesis was being compiled. 
The main objective of and the main 
reason for developing another 
proposal is based on the feasi
bility of single-family infill 
units. As this thesis was 
compiled it became evident that 
in order to prepare a financing 
package for the project there 
needed to be more anticipated 
revenue than single-family houses 
would provide. Therefore, this 
strategy proposes that fifteen, 
two-story, zero-lot-line units 
be used as infill rather than 
nine single-family houses. 

Another concept which is 
important in this strategy is 
the development of the alley as 
a unifying element. Histori
cally the alley has functioned 
as a service road and as an 
access lane for the garages and 
carriage house. Here it is 
proposed that the historic 
functions be maximized and that 
the alley also be developed as 
an element of unification, 
making the transition between 
Lord Street and Fletcher 
Avenue enjoyable and functional. 

Strategy #3 also encompasses 
some change in the interior plan 
for Briggs Flats to allow for 
all the units to be accessed 
by the elderly or handicapped. 
It is a reasonable conjecture 
that the market for the area 
includes not only the young 
families moving into Fletcher 
Place but also the elderly who 
have lived in the neighborhood 
all their lives but can no 
longer maintain a large house 
and yard. Thus, Strategy #3 
would offer these residents the 
alternative of moving into 
Bri ggs Fl ats. 

Another item included in 
this strategy is the vacant lot 
on the north side of Lord Street. 
It is proposed that this lot 
be developed as a "Neighborhood 
Park". This proposal is based 
on the fact that there are no 
parks within the neighborhood. 
The closest parks are nearly 
a half-mile away and with the 
elementary school being so far 
from the Briggs Flats area it 
would be ideal to develop the 
vacant lot as Neighborhood Park. 
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SITE PLAN 
-maintains building setbacks 
-reflects spacing of existing 
units by recessing every other 
infi 11 uni t 

-utilizes existing vocabulary 
of fonns, ie/footprints 

-begins to exploit the nodes 
which developed at the inter
sections of circulation paths 

-maintains vehicular access along 
alley yet staggers placement 
of carports to keep it more open 

-addresses forces and environments 
acting upon and adjacent to 
the site ...... 
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FIRST FLOOR 

I! 

TYPICAL INFILL PLAN 
-reflects historical space 
planning concepts inherent in 
long, narrow units 

-allows for contemporary living 
spaces, especially on the first 
floor with the open plan 

-provides private outdoor areas 
-utilizes southern exposure and 
provides daylighting to all 
major spaces 
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INEILL MASSING/ELEVATIONS 
-maintains historic character of 
the neighborhood by reflecting 
the proportions and detailing 
of the existing units 

-abstracts the massing of the 
existing units to fit the infill 
units while allowing them to 
be read in the same manner as 
the existing units '-l 
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ALLEY SECTION 

-utilizes car ports instead of 
garages to impart a feeling of 
openess 
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-provides ample lighting which 
allows for safety and night 
time use and utilizes light 
fixtures to break down the 
scale and suggest a "ceiling" 

-opens up alley to be more 
functional and to be a more 
pleasant space 
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FIRST FLOOR SECOND FLOOR THIRD FLOOR 

BRIGGS FLATS 
-accessible by elderly and 

handicapped on the first two 
floors with fair accessi
bility on the third floor 

-provides a meeting room for 
tenants and neighborhood 
organi za ti ons 

-exploits the open space in 
the east for use as private 
areas and gardens 

-provides 12 units; typically 
one bedroom, kitchen, living/ 
dining area and bath, with 
ample storage space 

-provides private entrances 
for first floor units 

-maintains original structure 
and applies only minimal 
exterior changes, ie/changes 
two window openings to door 
openings on the west side 
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LORD STREET 

-' --- III m 
PARK PLAN 

-"People's Park" to be built 
and maintained by the community 
as much as possible; 
initial materials, vegetation 
and maintenance equipment 
to be provided by the city 

-furthers community pride and 
develops neighborhood feeling 

-responds to the needs of the 
elderly by providing benches, 
covered areas, easy accessi
bility, restroom facilities 
and good lighting for safety 

1-- --~ ---- '---I 

"':,::::-==.,====.,=====..,======n==n===r1 
-provides grassy areas, hard 
surfaces, a baseball diamond, 
swings, slides, climbing 
appartus and sand filled areas 
for younger children 

I 
-suggests a fountain or source of 
water as the focal point for 
aesthetic purposes and for 
cooling affects 

-promotes supervision from 
parents and community residents 
by placing benches and pavil
ions near play areas 

-provides paths for walking or 
jogging 

-maintains view of Indianapolis 
skyline 

-utilizes landscaping to buffer 
industry, winter winds and 
traffic noise and pollution ex> 
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PROPOSAL 

-develop selected concept in three-dimensional form 

.-
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ENTRY TO PARK 

CHILDREN'S PLAY AREA 
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CARPORT AND LIGHTING FIXTURES 
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IMPLEMENTATION 

-phase development and individual components of the program 

-monitor and evaluate project development as it is carried out 

-
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Project Phasing 

PHASE I 
-remove loose refuse, dead trees 
-clean and paint exteriors of 
existing buildings 

-repair, paint and replace 
fences, porch rails, etc. 
as needed 

PHASE II 
-renovate Briggs Flats and B&B 
apartments 

-develop community spaces and 
alley commons area replacing 
and adding carports 

-resurface alley and inter
secting streets and Lord 
Street and lay new pavers 

PHASE III 
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-commence building of infill units 
-complete development of common 
corri dar 

-add new street lights and place 
bus stops 

PHASE IV 

-develop public park on north 
side of Lord Street 

-continue private landscaping 
development 

-reinstate esplanade in center 
of Fletcher Avenue 
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Sector Responsibi lities 

CITY FP/FSIC COMMUNITY PRIVATE 

fcc ., .. > 
CLEAN-UP ~ 

.. ,; , 
.. : .,< .' 

BRIGGS FLATS 
~ .. 
k 
,,: 

INFILL HOUSING 
~", " , 

J!{ ...... ". .... ,. 

PLANTING J 
, 
:t 

VEGETATION r' ., 

':.: 

* PARK ,< , ::.::" 

CHURCH l\ .. ;~. 

r' 
STREETS & UTILITIES , 

* 
To be built and maintain, as feasible .. by the community with initial 
assistance from the city 
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Upon the completion of this 
urban design investigation for 
the Briggs Flats Complex several 
issues and concerns become evident. 
The most prevalent concern relates 
to the overall generic quality of 
the final two steps. Much time 
was given to collecting data, 
compiling information and anal
ysing issues which arose, yet 
in order to successfully deal 
with many of the issues there 
needs to be further interaction 
with the community and the invest
ment corporation. The concepts 
and proposals presented here are 
limited by the initial research 
information and by the time con
straints imposed on a "front-
end" study. Hence, the Proposal 
and Implementation stages of 
this urban design investigation 
take on a somewhat generic 
overtone. 

However, a "fron t-end" study 
is capable of presenting an 
overview of the project and of 
raising pertinent issues. By 
following the given design process 
this investigation successfully 
presents the neighborhood with a 
foundation for further development. 
It also provides the neighborhood 
with a guideline for comparison. 
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It may be utilized by the neigh
borhood to discover strengths and 
weaknesses in its own processes 
and it offers new possibilities 
and considerations which may not 
be apparent to those closely 
related to the project. 

In order to continue this 
investigation the neighborhood 
and community organizations 
would need to review the prelim
inary research, evaluate the 
importance of the issues, 
critique the goals and objects 
and begin to have an active 
voice in the conceptual 
development. It is extremely 
important that the people who 
live in the neighborhood 
participate in the final design 
solution. They are the ones who 
will be directly affected by 
any development of the area. It 
is also important at this stage 
of process to maintain the inter
est of the community because with 
out it the project will not happen. 
To complete the process a financial 
package would need to be compiled, 
architectual phasing plan estab
lished, construction documents 
drawn, and finally; construction 
must begin in a timely manner. 
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FOUNT AIN SQUAHE & FLETCHER PLACE 
inve.stmcn1 corporo1 ion 

YOU ~RE CORDIALLY INVITED 

To Attend the Presentation 

of Observations. Schemes and Ideas 

of 4th Year Students of Architecture 

Fro~ Ball State University 

for the 

BRIGGS FLATS COMPLEX 

in 

Historic Fletcher Place 

Indianapolis, Indiana 

on 

Monday. March 26. 1984 

at the 

Calvin Fletcher Building 

520 Virginia Avenue 

Indianapolis. Indiana 
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* A class of ~th Year Architecture Students have been divided into 
4 teams and have bee11 charged with the problem of developing a 
solution(s} for a presently det~rio=ated ~Pdrt~cnt building (B2IGGS 
FLJI.TS) and the S L;r rou no i ng Vu C.J:i t lone and a ba!1donec bu i Id i r. 9s . 
Each tear.! will rresent thClr soluUon(s) tc YOU at 4:00 P.M. and 
again at 7:00 P.M. Individual showing of solution(s) will run 
continuously fror.! 3:00 P.M. to 9:00 P.M. . 

1104 pr(\~pcct street, indianapolis, indio'lo 46703 317-634-5079 
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BALL STATE UNIVERSITY 

CENTER FOR ENVIRONMENTAL DESIGN. RESEARCH AND SERVICE 
College 01 Architecture and Planning 
AB104 

March 26, 1984 
(317) 2SS.sa59 

95 
MUNCIE. INDIANA .7306 

THANK YOU FOR TAt<ING TIME FROM YOUR BUSY SCHEDULE TO CONE AND REVIE\~ THE WORK 
OF THE BAll STATE UNIVERSITY STUDENTS. THIS PROJECT IS ANOTHER GOOD EXAHPLE OF 
THE COMBINED EDUCATIONAL/PUBLIC SERVICE ACTIVITIES OF THE COMMUNITY-BASED 
PROJECTS PROSRAM OF THE COLLEGE OF ARCHITECTURE & PLANNING AT BALL STATE. 

This particular project -- AN URBAN DESIG~ INVESTIGATION FOR THE BRIGGS FLATS 
COMPLEX IN HISTORIC FLETCHER PLACE, INDIAN~POLIS, INDIANA -- seeks to provide 
all interested parties w·ith alternative strategies for the future developrrent 
of an area focusing on the Briggs Flats structure. In doing this, c better 
understanding of the issues, possibilities, trade-offs, and constraints inher
ent ; n the project can be acq:Ji red by the Fountai n Square & Fl etcher Pl aCe 
Investment Corporation, city officials, preservation groups, and interested 
citizens in the neighborhood. In a sense, this "front-end", quickly executed 
(three weeks), series of studies can facilitate the raising of critical q~c,
ticns as w~11 as providing some possible ans\':ers. Asking the right questions 
early in the process will often determine the ultimate success of impleme~ted 
solutions. 

This class of fourth year architecture students were divided into fcur groups 
consisting of four or five members. Each group was asked to execute a series 
of steps that took them through an object;ve problem-solving ~r'JCeSS with "~eal 
'.'1orld" constraints ;md gro:Jp decision-making (concensus) be~n9 e:1lD!1asized. 
Dale Harkins, architect \"1tl1 t~,e Fountain Square & Fletcher Place Iilvestr.i~nt 
Corporation, acted as prime cc~tart and resource person. He provided the teams 
with an the constra1i"lts that an architectiplanr.cr/presel"vationist I%uld be 
faced \,lith if hired to do the pr~ject, i~cluding a current market stuG'y, zoning 
codes, neighborhcod pla~, historic district guidelines, ownership/cartlcipation 
possibilities, etc. The stiJdents visited and studied the actual site and 
buildings, talked to resource people fro~ the neighborhood, and toure~ projects 
of a similar n:~ture e1sewhcre in Indianapolis. One uin-process" rE:view was 
held at \"hich the teams received input/feedback/criticis'!l fro;;: Dal<?, Davie 
Ol..!vall (also with the FS & FP Ir.ve:;tment Corp.) :md faculty melr.be~5 Harry 
Eggink, r4ichel ~1(1unayay- and Francis Parker. C,:,ntir.uous critiquing/input came 
from studio instructor Tony Costello, AlA. 

It is hoped that trese stu·j;es can be viewed by a wide range of interesteJ par
ties so that they do b?come .~ prime catalyst for a continuing dialo,jue. 11-. .::.it, 
in fact, is the prim~ry goal of the public service component cf the cap Frc
gram. The experience of exe:.:utillg d c:or.!:nunity-based, problem··focus~d, projec~ 
provides an inherently unique and viab1e learning experience for tile students. 

TEAH 1: 

TEAM 2: 

BERRYfw:AN, Jon 
CONSTANTINE, L~e 
r-tOORE, Beth 
OSBORN, Richard 
HATCHER, Franr. 
Hf\VILK. Jeff 
REELl, Pau1 
WANNElI,AKER, O.:ma 

TEAM 3: FARRELL, Tom 
HEDGE, Tim 
KER'rlIN, Tom 
STROTm1A;~N, Ri ck 

TEAM 4: ARNDT, John 
BUTE, Lindsey 
ElLIOTT, Ric~ 
S!PAHILGIL, Stuart 

- WEDEKING, Don 
loll Sial. Uni .... ily i. on eQual apportunily .mployer 
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GROUP 1 
96 

PROJECT BRIEF: BRIGGS FLATS PROJECT * FLETCHER PLACE * INDIANAPOLIS, INDIANA 

PROJECT DESCRIPTION: 
A preliminary study for the revitalization of the Briggs Flats area of 
Fl etcher Pl ace. 

PROJECT LOCATION: 
The projec~area includes the Briggs Flats Complex and the block it is 
located on which is on the northern edge of the Fletcher Place neighborhood. 
It is locdted less than one mile southeast of the downtown business dis
trict and Monument Circle. 

MAJOR ISSUES: 
- Detenorating buildings and unkempt lots are an "eye-sore". 

Historic character is important to the community and to the investors. 
Current residents cannot afford clean-up and restoration. 
Encroaching industry poses health and safety risks as well as being an 
esthetic liability. 
Traffic on Fletcher Avenue is extremely fast and heavy for a residential 
neighborhood. 
School closure and lack of nearby recreational space inhibits comm~nity 
activities and attracting young families. 

illAJOR GOALS: 
To protect the surviving histoiic and residential character while encourag
ing renewal cf community pr~de and investment in neighborhood by current 
residents 

- Phase development to involve community and to bring in revenue for 
continued development. 

- Provide incentive programs and financial assistance. 
Restore existing housing units. 

- Develop new housing that reinforces historic character of neighbor
hood. 

To utilize the nearby downto\'1n area and yet maintain and develop a separate, 
and distinct indentity 

- Establish a community center in Briggs Flats, eventually to be moved 
to the vacant Methodist Church. 

- Develop outdoor green spaces and recreation areas. 
- Exploit link to major road systems and to major cultural center. 

To implement energy conscious design 
- Implement passive solar design into existing structures. 
- Design landscape to enhance building performance. 
- Use current technology in design of new buildings 

To utilize public transportation systems and to alleviate current traffic 
problems 

-Develop waiting areas for bus service. 
- Reinstate esplanade and reduce speed limit on Fletcher Avenue. 

MAJOR PLANNING AND DESIGN CONCEPTS AND COi~PONENTS: 
- To involve the cor.~unity in the revitalization of Fletcher Place. 
- To upgrade neighborhood conditions without displacing current residents 

without changing the existing historic character of Fletcher Place. 

This project was executed by: BERRYt-'IAN. Jon; CONSTANTINE, Lee: r~OORE, Elizabeth; 
OSBORN, Richard; as a Community-Based Project of the Colleae of Architecture & 
Planning, Ball State University, Muncie, Indiana March 19Sa. 
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GROUP 2 
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PROJECT BRIEF: BRIGGS FLATS PROJECT * FLETCHER PLACE * INDIANAPOLIS, INDIANA 

PROJECT DESCRIPTION: 
A preliminary study for the redevelopment of that portion of Fletcher Place 
focusing on Briggs Flats. 

PROJECT LOCATION: 
The projecr-area includes the area bordered to the north by lord Street; 
to the south by Fletcher Avenue; to the East by Cincinnati Street; and to 
the west by East Street. 

MAJOR ISSUES: 
- Deterioration of the buildings has resulted in the loss of much of the 

historic character, a decline in property values, and a lack of sense of 
community. 
Without a community focus the neighborhood has lost the unity which once 
united it and gave it character. 
Fletcher Avenue has become so busy that it acts as a barrier to the tra
ditional concept of a neighborhood. 
With future plans undecided, the possibility of industrial expansion from 
the north could create an undesirable situation north by Lord Street; to 
the south by Fletcher Avenue; to the East by Cincinnati Street; and to 
the \'I'est by East Street. 
Current residents form a nucleus for revitalized neighborhood, and care 
should be taken to accommodate their rights. 

MAJOR GOALS: 
- Revitalize and preserve the existing historic elements. 

Introduce infill housing in such a way that it is sympathetic to the 
historical context, able to fulfill the demands of a variety of potential 
buyers, and create a permanent sense of neighborhood. 
Revitalize the Methodist Church and B & B Apartments, thus creating 
"gateway" into neighborhood areas and create exterior community spaces. 
Screen the industry to the north through creation of a park that acts as 
a buffer on side of Lord Street, while retaining the view of the downtown 
skyline. 

MAJOR PLANNI NG AND DESIGN CONCEPTS AND CO~lPONENTS: 
- The adapflve reuse of Briggs Flat into a multi-family complex will serve 

as the focal point of the project. 
Historic architectural elements will be utiliied to develop the design 
approach, single and multi-family infill housing prototypes. 
Unused alley space will be utilized as a community area to help create 
neighborhood character. 
Architectllral and landscape elements will be implemented to define putlic 
and private zones. 

This project was executed by: HATCHER, Frank; HAVLIK, Jeff; REED, Paul; WANNE
MACHER, Dana; as a Community-Based Project of the College of Architecture & 
Planning, Ball State University, Muncie, Indiana, March 1984. 
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GROUP 3 

PROJECT BRIEF: BRIGGS FLATS PROJECT * FLETCHER PLACE * INDIANAPOLIS, INDIANA 

PROJECT DESCRIPTION: 
A prellmlnary study for the revitalization of the Briggs Flats building 
and nearby vacant land and buildings. 

PROJECT LOCATION: 
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The project area is approximately one square block between Fletcher Avenue 
and Lord Street just east of Virginia Avenue. It is at the southeast 
corner of the original Mile-Square of Indianapolis. Along Fletcher Avenue, 
Briggs Flats, centrally located on the block, is the major landmark. There 
are also several abandoned homes and vacant lots included. Along Lord 
Street a half dozen "cottage-style" homes are interspersed with several 
vacant lots. 

MAJOR ISSUES: 
- Deteriorating condition of the neighborhood. 
- Absentee landlords and transient residents allow buildings to deteriorate. 
- Negative image of area affects its perceived desirability as a place to 

live, especially for families. 

MAJOR GOALS & OBJECTIVES 
To preserve the hlstoric fabric of Fletcher Place by preserving and rein
forcing its architectural fabric. 

- Restore existing buildings to their original appearance. 
- Add infill housing of similar scale to restore original rhythm of 

the street. 
- Add vegetation and landscaping to improve the streetscape and "back

yard areas". 
Promote a stronger sense of community spi ri.t. 

- Develop Briggs Flats as condominium units rather than rentals. 
- Develop owner occupied infill-housing. ' 
- Improvt overall image of Fletcher Place to encourage new residents 

and spur further development. 

MAJOR PLANNI NG AND DES 1 GN CONCEPTS AND COf.1PONENTS: 
- Encourage "self-help" restoratlon and "s\."eat equity" to allow existing 

homeownerz to rehab. 
- Develop preservation and infill guidelines that reinforce historic 

character of neighborhood. 
Develop open space components to support a strong residential neighbor
hood. 

This project was executed by: FARRELL, Tom; HEDGE, Tim; KERWIN, Tom; STROTHMANN, 
Rick; as a Community-Based Project of the Coll~ge of Architecture ~ Plannin3, 
Ball State University, Muncie, Indiana, March 1984. 
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PROJECT BRIEF: BRIGGS FLATS PROJECT * FLETCHER PLACE * INDIANAPOLIS, INDIANA 

PROJECT DESCRIPTION: 
A pre11minary study for the revitalization of the Briggs Flats Complex in 
historic Fletcher Place. 

PROJECT LOCATION: 
lhe project area is located southeast of downtown Indianapolis. It is 
bounded on the north by Lord Street, on the south by Fletcher Avenue, on 
the east by Cincinnati Street and on the west by East Street. 

M/dOR ISSUES: 
- Poor existing condition of many of the structures within the project give 

the area a poor image. 
Proxinrity to the Indianapolis Rubber Co. creates a negative view to the 
north. Future use of the property and the adjoining lot will have a 
great impact on the liveability of the area. 
Mixed ownership of the land within the project inhibits implementation 
of a comprehensive landuse plan. 
Numerous guidelines/ordinances place many constraints on development. 
~Demonstration" nature of project calls for a comprehensive addressing 
'of spatial and non-spatial problems/situations. 

MAJOR GOALS: 
GOA~ To develop the site so as to maintain the existing historic charac

,ter and ~small town" atmosphere and provide an environment that is well 
suited to famiiy life. 

OBJECTIVES: 
- Provide greenspaces that encourage outdoor social activiti~s and 

safe play areas for children. 
Provide as many owner-occupied/maintained single family hemes as 
possible to promote pride in individual properties. 
Develop sidewalk environments that reinforce the pedestrian character 
of the neighborhood. 
Develop Briggs Flats into a IIcenterpiece" for the neighborhood. 

MAJOR PLANNING AND DESIGN CONCEPTS AND COMPONENTS: 
Create a sense of community and pride ln the ~eighborhood in the following 
\-/ays: 
- By concentrating parking for the neighborhood'to allow areas previously 

dedicated to the automobile to be used for individual and community green 
space. 

- By development of a "sidewalk zone ll to integrate the pedestrian area with 
the homes and create a buffer to the street. 

- By development of a design philosophy that reinforces the historic chal'ac
ter of the neighborhood in both existing buildings and proposed infill 
construction. 

This project was executed by: ARNDT, Jo~n; BUTE, Lindsay; ELLIOT, Rick; 
SIPII.HIGIL, Stuart; WEDEKING, Don; as a Community-Based Project of the College 
of Architecture & Planning, Ball State University, Muncie, Indiana, March 1984. 
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