
 

 

GOSHEN REDEVELOPMENT COMMISSION 
AGENDA FOR THE REGULAR MEETING OF March 8, 2022 

To access online streaming of the meeting, go to https://us02web.zoom.us/j/81223011833 

The Goshen Redevelopment Commission will meet on March 8, 2022 at 3:00 p.m. in the City Court Room/ Council 
Chambers at the Goshen Police & Court Building, 111 East Jefferson Street, Goshen, Indiana. 

1. CALL TO ORDER/ROLL CALL 

2. CHANGES TO THE AGENDA 

3. APPROVAL OF MINUTES 
Regular Meeting February 8, 2022 
Executive Session February 8, 2022 
Special Meeting February 18, 2022 

4. NEW BUSINESS 
Resolution 12-2022 – Acquisition of Real Estate at 210 West Washington Street 
Resolution 13-2022 – Acquisition of Real Estate in 200-Block of Pleasant Avenue and 211 New Street 
Resolution 14-2022 – Request to Proceed with Appraisals for Right-of-Way for Consolidated Court Project 
Roadway Improvements 
Resolution 15-2022 – Approve Request to Solicit New Bids for the Park Maintenance Facility 
Resolution 16-2022 – Request to Issue a Request for Proposals for the Vacant Parcels in the 400 block of 
South Third Street 
Resolution 17-2022 – Request to Execute an Economic Development Agreement with Ariel Cycleworks, LLC 
for the Development of the former Western Rubber Property. 

5. UPDATE 
Goshen High School Advanced Manufacturing Academy 

6. DISCUSSION 
Growth Plan 

7. APPROVAL OF REGISTER OF CLAIMS 

8. MONTHLY REDEVELOPMENT STAFF REPORT 

9. OPEN FORUM 
The open forum is for the general discussion of items that are not otherwise on the agenda.  The public will also 
be given the opportunity at this time to present or comment on items that are not on the agenda. 

10. ANNOUNCEMENTS 
Next Regular Meeting – April 12, 2022 at 3:00 p.m. 

https://us02web.zoom.us/j/81223011833


GOSHEN REDEVELOPMENT COMMISSION 

Minutes for the Regular Meeting of February 8, 2022 
 

The Goshen Redevelopment Commission met in a regular meeting on February 8, 2022 at 3:00 p.m. in 

the City Court Room/Council Chambers at the Goshen Police & Court Building, 111 East Jefferson 

Street, Goshen, Indiana. 

  

CALL TO ORDER/ROLL CALL 

The meeting was called to order by President Vince Turner.  On call of the roll, the members of the 

Goshen Redevelopment Commission were shown to be present or absent as follows: 

 

Present: Brianne Brenneman, Brian Garber, Andrea Johnson, Vince Turner, Brett Weddell and Bradd 

Weddell 

Absent:  None 

 

APPROVAL OF THE MINUTES 

A motion was made by Commissioner Weddell and seconded by Commissioner Garber to approve the 

minutes of the January 11, 2022 regular meeting.  

 

The motion was adopted unanimously.  

 

Resolution 06-2022 –Approve Request from Goshen Engineering to Solicit Quotes for the 2022 

Abandonment of Downtown Vaults 

(1:00) Dustin Sailor, Director of Public Works, stated that the Redevelopment Commission agreed to 

extend this program for another year.  Letters were sent to twelve (12) property owners and eight (8) 

responses were received. There are more than 12 vaults but only 12 property owners. 

 

(1:56) Commissioner Brett Weddell requested to know which property owners responded. He is 

requesting the legal department start the proceeding for a city ordinance for compliance. 

 

A motion was made by Commissioner Weddell and seconded by Commissioner Johnson to approve 

Resolution 06-2022. 

 

The motion was adopted unanimously.  

 

Resolution 07-2022 – Approve Request to Solicit Proposals for Construction Inspection for the East 

College Avenue Project 

(3:15) Becky Hutsell, Redevelopment Director, stated the overall cost for all work is anticipated to be 

$17 million dollars and the scope of work is being divided into three (3) separate City projects.  Goshen 

Engineering does not have sufficient staff to provide the needed oversight.  The construction inspector 

will oversee all contracts, manage traffic, inspection and manage erosion control permit for the overall 

project.  

 

A motion was made by Commissioner Weddell and seconded by Commissioner Garber to approve 

Resolution 07-2022. 

 

The motion was adopted unanimously.  

 



Resolution 08-2022 – Approve Request to Execute a Purchase Agreement with Doug Dispennett for 

215 Pleasant Avenue, 211 Pleasant Avenue, 212 Pleasant Avenue, 207 Pleasant Avenue, 211 New Street 

and the Vacant Parcel immediately north of 215 Pleasant Avenue 

(7:35) Becky Hutsell, Redevelopment Director, staff has negotiated a purchase agreement and the terms 

are outlined in the memo in the packet.  Purchase price is $501,000.  

 

A motion was made by Commissioner Weddell and seconded by Commissioner Johnson to approve 

Resolution 08-2022. 

 

The motion was adopted unanimously.  

 

Resolution 09-2022 – Request to Approve Agreement Amendment with InSite Development for the 

River Arts Development 

(10:45) Becky Hutsell, Redevelopment Director, stated that Scott Sivan from InSite Development is 

here to answer any questions the Commission may have. The River Art project included both the north 

end of the Hawks building and construction of a 4 story apartment building on the vacant parcel at Third 

and Jefferson Street. The Hawks building is complete.  The agreement was executed on March 26, 2018 

and Ms. Hutsell explained the changes to the agreement requested by the developer. A gant chart was 

provided showing the timelines for both the River Arts and the Millrace Townhomes projects. 

Recommending the developer provide updated plans and details to the Commission by August 9, 2022. 

 

The agreement for the Millrace Townhomes was executed on June 21, 2019 and Ms. Hutsell explained 

the changes requested by the developer. Also recommending the developer provide updated plans and 

details to the Commission by August 9, 2022.  

 

(17:46) Scott Sivan, InSite Development, updated the Commission on where he is at now in the process 

and what possible changes there may be in the developments.  The next 4-5 months will study the 

market to see what the current market condition are.  

 

 A motion was made by Commissioner Weddell and seconded by Commissioner Brenneman to approve 

Resolution 09-2022. 

 

The motion was adopted unanimously.   

 

Resolution 10-2022 – Request to Approve Agreement Amendment with InSite Development for the 

Millrace Townhomes.   

 

A motion was made by Commissioner Weddell and seconded by Commissioner Brenneman to approve 

Resolution 10-2022. 

 

The motion was adopted unanimously.   

 

APPROVAL OF REGISTER OF CLAIMS 

A motion was made by Commissioner Weddell and seconded by Commissioner Johnson to approve 

payment of the Register of Claims totaling $221,243.63 

 

The motion was adopted unanimously. 

 

 

 



MONTHLY REDEVELOPMENT STAFF REPORT 

Redevelopment Director Becky Hutsell offered to answer any questions about the monthly report; 

however the Commission did not have any questions.   

 

OPEN FORUM  

No one from the Commission of the public spoke during the open forum. 

 

ANNOUNCEMENTS 

It was announced that the next regular meeting is scheduled for March 8, 2022 at 3:00 p.m. 

 

ADJOURNMENT 
A motion was made by Commissioner Johnson and seconded by Commissioner Brenneman to adjourn 

the meeting.   

 

The motion was adopted unanimously.  

 

The regular meeting was adjourned at 3:28 p.m.   

 

 

 

 

 

 

 

 

 

 

 

APPROVED on March 8, 2022 

 
 

              GOSHEN REDEVELOPMENT COMMISSION 

 

 

                            

              Vince Turner, President 

 

 

                            

              Andrea Johnson, Secretary 



     

GOSHEN REDEVELOPMENT COMMISSION 

Minutes for the Executive Session of February 8, 2022 
 

 

The Goshen Redevelopment Commission met in an executive session on February 8, 2022 at the 

conclusion of the Commission’s regular meeting at 3:30 p.m. pursuant to the notice given.  The 

executive session was held in the City Court Room/Council Chambers at the Goshen Police & Court 

Building, 111 East Jefferson Street, Goshen, Indiana. 
 

CALL TO ORDER/ROLL CALL 

The executive session was called to order by President Vince Turner.  On call of the roll, the members 

of the Goshen Redevelopment Commission were shown to be present or absent as follows: 

 

Present: Brianne Brenneman Brian Garber, Andrea Johnson, Vince Turner, Brett Weddell and 

Bradd Weddell 

Absent:  None 
 

PURPOSE OF EXECUTIVE SESSION 

The executive session was held as authorized by Indiana Code § 5-14-1.5-6.1  (b)(2)(D) for discussion 

of strategy with respect to the purchase or lease of real property by the Goshen Redevelopment 

Commission up to the time a contract or option to purchase or lease is executed by the parties. 

 

No subject matter was discussed in the executive session other than the subject matter specified in the 

public notice. 

 

ADJOURNMENT 

The executive session was adjourned at 4:00 p.m. 

 

 

APPROVED on March 8, 2022 
 

 

              GOSHEN REDEVELOPMENT COMMISSION 

 

 

                            

              Vince Turner, President 

 

 

                            

              Andrea Johnson, Secretary 



GOSHEN REDEVELOPMENT COMMISSION 

Minutes for the Special Meeting of February 18, 2022 
 

The Goshen Redevelopment Commission met in a special meeting on February 18, 2022 at 1:00 p.m. in 

the City Court Room/Council Chambers at the Goshen Police & Court Building, 111 East Jefferson 

Street, Goshen, Indiana. 

  

CALL TO ORDER/ROLL CALL 

The meeting was called to order by Vice President Brian Garber.  On call of the roll, the members of the 

Goshen Redevelopment Commission were shown to be present or absent as follows: 

 

Present: Brianne Brenneman, Brian Garber, Andrea Johnson, Brett Weddell  

Absent: Vince Turner and Bradd Weddell 

 

PRESENTATION 

Anderson Partners – 620 East Douglas Street 

(:35) Becky Hutsell, Redevelopment Director, reminded the Commission that a proposal was received 

from Anderson Partners for the former Western Rubber site in July of 2021.  They are here today to talk 

about the most recent revisions.   

 

Jon Anderson, President of AP Development and Anderson Partners, presented a power point of the 

development at the former Western Rubber site.  He also talked of projects completed. Explained the 

project costs and stated would be using HUD as a financial source and talked about that process. Asking 

for City participation through a TIF bond. 

 

Matt Rueff, Director of Development, talked of the history of the 9th Street corridor.  Also talked about 

the plans for the site and stormwater issues.  Trying to be very environmental stainability. Infrastructure 

is the biggest expense.  Before the site was Western Rubber it was Ariel Cycleworks in 1895-96.  The 

name of the development will be Ariel Cycleworks.   

 

(32:00) Questions from Commission regarding the bond, assessed value, zoning, tax increment and bond 

repayment terms.  

 

(38:26) Becky Hutsell, Redevelopment Director, currently drafting a development agreement to bring 

back to the Commission for consideration.  Summarized the terms the developer is requesting. Working 

with them on stormwater issues.  

 

(40:23) Commissioner Weddell talked about a possible grade separation at that location.  Discussion 

regarding a second track. 

 

Resolution 11-2022 –Request to Approve a Revised Development Agreement with Greenwood Rental 

Properties, LLC 

(46:11) Becky Hutsell, Redevelopment Director, this is a revised agreement from what was approved at 

last month’s meeting.  Ms. Hutsell explained the changes to the agreement. This agreement overrides the 

previous agreement. 

 

 

A motion was made by Commissioner Brenneman and seconded by Commissioner Johnson to approve 

Resolution 11-2022. 

 



After discussion, on call of the roll, the motion was carried by the following vote: 

Ayes: Brenneman, Garber, Johnson, Weddell 

Nays:  

The motion was adopted by a vote of 4 in favor and 0 against. 

 

OPEN FORUM  

(50:00) Bill Malone, Gleason Products/Goshen Manufacturing, gave a copy of his proposal to 

Commissioner Brenneman. Stated that a proposal for the site was submitted to the City and no response 

has been received and we are in dire need for extra parking.  Said the railroad is going to a second line 

and this will impact his parking.  Gleason Products/Goshen Manufacturing has been here since 1891 

which makes us the oldest manufacturer in Goshen and possibly the county.  Talked abput the zoning 

change from M-1 to R-3 which he feels will devaluate his property.  He feels he has been shut out from 

buying the property and since they are the oldest manufacturer in Goshen they should have a say in this. 

Questioned why another location has not been considered. 

 

Becky Hutsell, Redevelopment Director, responded that the property went through the RFP process 

twice and no responses were received. 

 

Commissioner Brett Weddell asked Mr. Malone how many parking spots are needed.  He responded that 

he has 100 employees and are down about 40 employees.  He also stated that a lot of the workers do 

walk to work and some are parking on city streets. 

 

ANNOUNCEMENTS 

It was announced that the next regular meeting is scheduled for March 8, 2022 at 3:00 p.m. 

 

ADJOURNMENT 
A motion was made by Commissioner Brenneman and seconded by Commissioner Weddell to adjourn 

the meeting.   

 

The motion was adopted unanimously.  

 

The regular meeting was adjourned at 4:02 p.m.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



APPROVED on March 8, 2022 

 
 

              GOSHEN REDEVELOPMENT COMMISSION 

 

 

                            

              Brian Garber, Vice President 

 

 

                            

              Andrea Johnson, Secretary 



 
 

RESOLUTION 12-2022 
 
 

Acquisition of Real Estate at 
210 West Washington Street 

 
 
WHEREAS to facilitate the conversion of the north-south alley located west of Third Street and south of 
Washington Street to a city street, the acquisition of 210 West Washington Street is included on the real 
property acquisition list of the Economic Development Plan for the Consolidated River Race-US 33 
Economic Development Area. 
 
WHEREAS the Economic Development Plan provides that the price to be offered to the property owner 
may not exceed the amount established by the appraisals required under Indiana Code § 36-7-14-19.  
However, Indiana Code § 36-7-14-19(b) provides that the price may be exceeded if specifically authorized 
by the Commission. 
 
NOW, THEREFORE, BE IT RESOLVED by the Goshen Redevelopment Commission that: 
 
(1) The City of Goshen is authorized to acquire certain real estate more commonly known as 210 West 

Washington Street, Goshen. 
 

(2) In accordance with Indiana Code § 36-7-14-19(b), the Commission specifically authorizes offering 
the property owner a purchase price of One Hundred Fifty Thousand Dollars ($150,000) which 
exceeds the average of the two independent appraisals of the fair market value of the real estate by 
Sixteen Thousand Dollars ($16,000). 
 

(3) The terms and conditions of the Agreement for the Sale and Purchase of Real Estate attached to 
and made a part of this resolution are approved.  Redevelopment Director Becky Hutsell is 
authorized to execute the Agreement and any other documents to effectuate the transfer of the real 
estate on behalf of the Goshen Redevelopment Commission and the City of Goshen. 

 
PASSED and ADOPTED by the Goshen Redevelopment Commission on March _____, 2022. 
 
 
             
       President 
 
 
              
       Secretary  



AN APPRAISAL REPORT 

City of Goshen 

 

 

 
 

A Mixed-Use Commercial Building 

 

At: 

210 W. Washington Street 

Goshen, IN 46526 

 

As of: 

November 16, 2021 

     

Written: 

November 24, 2021 

 

Prepared for: 

City of Goshen 

 

Prepared by: 

Commercial Appraisal Services Inc. 

Matthew Creviston 

814 East LaSalle Ave 

South Bend, IN 46617 
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November 24, 2021 

 

 

 

Ms. Tracee Norton 

City of Goshen 

204 E. Jefferson Street 

Goshen, IN 46528 

 

RE:  210 W. Washington Street 

        Goshen, IN 46526 

 

 

In accordance with your request, a real estate appraisal has been made on the above 

captioned property.  My opinion of the market value of the fee simple interest of the real 

estate as of November 16, 2021, the effective date of this appraisal, is: 

 

 ONE HUNDRED THIRTY THOUSAND DOLLARS 

$130,000 

 

This appraisal is performed in accordance with the reporting requirements of the Uniform 

Standards of Professional Appraisal Practice (USPAP). 

 

Respectfully Submitted By, 

 

 
Matthew Creviston 

Indiana Certified General Appraiser #CG41700024 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Commercial Appraisal Services, Inc.  
814 East LaSalle Avenue  

South Bend, IN 46617 
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SUMMARY OF IMPORTANT FACTS 

 

Client:  City of Goshen 

 

Address:  210 W. Washington Street, Goshen, IN 46526 

 

County:  Elkhart 

 

Parcel Number:  20-11-09-413-003.000-015    

 

Land Size:  5,460 Square Feet (SF) 

            

Building Size:  1,768 SF 

           

Class:  D (As Defined by Marshall Valuation Service) 

 

Year Built:  1900 

  

Zoning:  B-2, Commercial District (Central Business District) 

 

Taxes:  $3,804.64 (2020 pay 2021)    

  

Appraised Use:  Commercial 

 

Current Use:  Commercial (residential use on upper level) 

  

Property Rights Appraised:  Fee Simple 

 

Effective Date of Appraisal:  November 16, 2021 

 

Date of Report:  November 24, 2021 

 

Purpose of Appraisal:  Estimate Market Value 

 

Value Conclusions: 

 

 

 

 

 

 

 

 

 

 

 

Sales Comparison Approach $130,000  

Cost Approach Not Developed  

Income Approach Not Developed  

Reconciled Value $130,000  
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UNIFORM STANDARDS OF PROFESSIONAL APPRAISAL PRACTICE 

STANDARDS 1 AND 2 

 

In developing a real property appraisal an appraiser must: 

 

A)  identify the client and other intended users. 

      The client is identified as the City of Goshen. The other intended users of the 

 appraisal report are various departments within the city including, but not limited to, the 

 Goshen Park and Recreation Board and the Goshen Planning and Zoning Department. 

 

B)  identify the intended use of the appraiser’s opinions and conclusions:   

This appraisal is to be used by the client to assist with community development. 

 

C)  identify the purpose of the assignment, including the type and definition of the value 

to be developed and, if the value opinion to be developed is market value, ascertain 

whether the value is to be the most probable price: 

 (i)  in terms of cash; or 

 (ii) in terms of financial arrangements equivalent to cash; or 

 (iii) in other precisely defined terms 

 (iv) if the opinion of value is based on non-market financing or financing   

  with unusual conditions or incentives, the terms of such financing   

  must be clearly identified and the appraiser’s opinion of their    

  contribution to or negative influence on the value must be developed   

  by analysis of relevant market data.  

 

The purpose is to estimate market value.  The definition is as follows:  

 

DEFINITION OF MARKET VALUE: 

 

 
 

Source:  Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago:     

               Appraisal Institute, 2015). 

 

D)  identify the effective date of the appraiser’s opinions and conclusions:  The         

 effective date of the appraisal is November 16, 2021, which is the date of inspection. 
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E)  identify the characteristics of the property that are relevant to the purpose and 

intended use of the appraisal including:  

 i)   it’s location and physical, legal, and economic attributes:  The subject site is 

 5,460 SF in size and is located in the central  business district of Goshen, Indiana. 

 The site is improved with a Class D structure (wood frame) that was built in 1900. 

 The building contains a total of 1,768 SF and is owner occupied. The current use 

 is medical service (chiropractor). The property was likely originally designed for 

 single unit residential use and was later converted to office use due to the growth 

 and attraction of people to the central business district area.  

 ii)   Property interest being valued:  Fee Simple; defined as absolute ownership  

  unencumbered by any other interest or estate, subject only to the limitations  

  imposed by the governmental powers of taxation, eminent domain, police power,  

  and escheat.  

  Source:  Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed.  

  (Chicago: Appraisal Institute, 2015). 

iii) Any personal property, trade fixtures, or intangible items that are not real 

property but are in the appraisal. None noted. 

iv) Any known easements, restrictions, encumbrances, lease reservations, 

covenants, contracts, declarations, special assessments, ordinances, or  other 

items of a similar nature.  None noted. 

 v) Whether the subject property is a fractional interest, physical segment  

  or partial holding:  The value is a whole interest. 

 

F) Identify any extraordinary assumptions necessary in the assignment:  None noted. 

 

G)  Identify any hypothetical conditions necessary in the assignment:  None noted. 

H)  Determine the scope of work necessary to produce credible assignment results in 

accordance with the SCOPE OF WORK:   

 In this report all three approaches to value were considered, however, only the sales 

comparison approach was developed. 

 

Commercial office buildings of this type in the market area are typically owner occupied. 

Comparing the sales of similar buildings is typically how the market makes buy/sell 

decisions for this type of property. Therefore, the sales comparison approach was 

developed and given the most weight in valuation. 

 

The cost approach is developed by calculating the cost of all building components using 

Marshall Valuation Service and adding these costs to the value of the land to arrive at a 

total value for the property. The market typically does not make buy/sell decisions based 

on replacement cost. In addition, the structure is over 100 years old. Physical depreciation 

is difficult to quantify, and effective age is difficult to determine due to unknown ages of 

remodels and additions. Unknown data may result in an estimate of value derived from 

the cost approach that is not credible. Therefore, the cost approach was not developed. 
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 Since this type of building in this market area is typically owner occupied, market rents, 

expense ratios and rates of return are not usually available. Without valid data, any value 

conclusion derived from the income approach may prove unreliable. Therefore, the 

income approach was not developed. It is noted that the owner leases the upper floor of 

the building to a residential tenant. The lease income from the upper floor is judged as 

ancillary to the primary owner-occupied commercial use. 

  

 Information necessary to complete this report was retrieved from the following sources: 

 

❖ The legal description, ownership information, site size, construction age and parcel 

number are from the Elkhart County Assessor’s property record card. 

❖ The building was measured while at the site. 

❖ The building heights were estimated while at the site. 

❖ Zoning of the subject site is from the City of Goshen Planning and Zoning Department. 

Information regarding the specific zoning classification of the subject site is taken from 

city zoning ordinances.   

❖ Aerial maps are from the County Auditor, as reported by the Elkhart County GIS website 

(www.elevatemaps.io). 

❖ Marshall Valuation Service was used to determine building class. 

❖ The Appraiser database and County GIS were searched for comparable improved sales.  

❖ The Indiana Regional Multiple Listing Service (IRMLS) and the commercial real estate 

listing websites www.loopnet.com and www.crexi.com were searched for active listings. 

❖ Flood zone information was taken from the FEMA Flood Map Service Center 

(www.fema.gov). 

❖ Unemployment and economic data were acquired from the U.S. Bureau of Labor 

Statistics and the U.S Bureau of Economic Analysis. 

❖ Traffic counts were obtained from the Indiana Department of Transportation traffic count 

database system (www.indot.com). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

http://www.elevatemaps.io/
http://www.loopnet.com/
http://www.crexi.com/
http://www.fema.gov/
http://www.indot.com/
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IDENTIFICATION 

 

 

ADDRESS: 

210 W. Washington Street 

Goshen, IN 46526 

 

       

TAX PARCEL NUMBER: 

20-11-09-413-003.000-015    

    

 

LEGAL DESCRIPTION: 

ORIG W1/2 W1/2 197 W1/2 W1/2 198 (TIF 97) 

 

 

HISTORY OF OWNERSHIP: 

The current owner of the property is Robert Schmeltz & Elaine Bigler (H&W). There were no 

sales or transfers of the property listed on the assessor’s property record card within the last three 

years. 

 

The property is not currently marketed for sale. 

 

 

TAXES: 

$3,804.64 (2020 pay 2021). The total assessed value of the property for the 2021 tax year is 

$111,300. Against appraised value the assessed value is low, therefore, property taxes are 

considered to be low. 

 

 

RENTAL UNIT: 

The upper level of the property is rented as one-bedroom residential apartment. The owner stated 

that the monthly rent collected is $450 and the tenant is currently under a one-year lease term.  

 

The space is completely separate from the first floor and the income is judged as ancillary to the 

primary use as a chiropractic office. 
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MARKET AREA ANALYSIS 

 

The market area is defined as the central business district of Goshen, Indiana and the immediate 

surrounding commercial area. An aerial map of the area is as follows: 

 

 
 

The subject is located within the central business district (downtown area) of Goshen. The 

commercial uses in the market area consist of retail, restaurant, office, commercial service and 

government uses. The majority of commercial buildings in the market area were constructed in 

the early to middle 20th century. There has been limited new construction over the past two 

decades. There have been several interior and exterior remodels of existing structures, especially 

on the two primary traffic arteries that run through the central business district. 

 

A search on the commercial real estate listing websites www.loopnet.com and www.crexi.com 

was performed on November 17, 2021. The local multiple listing service was also reviewed. 

There was one commercial building listed for sale in the market area. There were four spaces 

listed for lease. All four were small office spaces located  within larger multiple tenant buildings. 

Visual observation of the market area confirmed the online search results. There were no 

marketing signs observed on any of the buildings in the central business district. There were 

approximately five buildings that appeared to be vacant. Only one was on Main Street. The 

others were located on side streets throughout the downtown area. The subject is located on what 

would be considered a side street. The observed vacant buildings all appeared to be older and in 

unremodeled condition.  

http://www.loopnet.com/
http://www.crexi.com/
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The typical commercial buildings in this market area are Class C or D design. There are 

municipal utilities that serve the area. Typical building sizes range from 1,000SF to more than 

20,000SF. Typical land to building ratios range between 1:1 and 4:1. It is common in the central 

business district areas to have low land to building ratios. Buildings are purposely located very 

close to each other and near the street to promote customer walking and maximum exposure. 

Street and public lot parking are accepted in these areas. 

 

Market Area Unemployment 

 

Any discussion of economic conditions prior to the March 2020 national stay at home order to 

prevent the spread of the Covid-19 virus would not be applicable to the current and projected 

condition of the real estate market. The national stay at home order and subsequent precautions 

taken to prevent the spread of the virus has resulted in an increase in unemployment and a 

negative effect on the overall national economy. 

 

Prior to the outbreak of Covid-19, the Elkhart County unemployment rate of 3.1% was at 

historically low levels. However, after the nationwide lockdown beginning in March, the 

unemployment rate increased dramatically to 30.8% in April 2020.  

 

The current unemployment rate in Elkhart County as of May 2021 is 2.4% and is now lower than 

the rate prior to the lockdown. Most economists attribute this to the rise in shipments from the 

recreational vehicle industry. The unemployment rate in Elkhart County is lower than the 

national rate of 4.8% and the State of Indiana rate of 3.5%. 

 

 
 Source: STATS Indiana, using Current Employment Statistics data from the U.S. Bureau of Labor Statistics 
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Economic Conditions 

 

Economic conditions overall have slipped since the start of the pandemic. The nation 

experienced negative gross domestic product (GDP) growth over the first two quarters of 2020, 

which typically indicates a recessionary environment. However, the growth rate was positive 

over the remaining two quarters of 2020. The net result was a -3.5% GDP growth rate for 2020. 

 

U.S. GDP for the 1st quarter of 2021 increased 6.3%. The increase in first quarter GDP reflected 

the continued economic recovery, reopening of establishments, and continued government 

response related to the COVID-19 pandemic. According to economists, government assistance 

payments, such as direct economic impact payments, expanded unemployment benefits, and 

Paycheck Protection Program loans were a primary driver for the increase in GDP in the 1 st 

quarter of 2021. 

 

U.S. GDP for the 2nd quarter of 2021 increased 6.7%. Similar to the 1st quarter, the increase 

reflects the continued economic recovery, reopening of establishments, and continued 

government response related to the COVID-19 pandemic. Economists believe that the 2nd quarter 

increase was more the result of the increase in government assistance payments in the form of 

loans to businesses and grants to state and local governments rather than direct economic impact 

payments to households. 

 

 
 

Conclusion 

 

Currently, there appears to be no indication of a substantial reduction in real estate values or 

occupancy levels for commercial buildings in the subject market area. However, it is unknown if 

the Covid-19 pandemic will be temporary or long lasting. If the pandemic is long lasting, it may 

have a negative effect on future economic conditions and employment which may increase 

commercial real estate vacancy rates. This may lead to a negative effect on values in the future. 
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SITE DESCRIPTION AND ANALYSIS 

 

 

PHYSICAL CHARACTERISTICS 

 

Dimensions:  42’ x 130’ 

 

Size:  5,460 SF 

 

Shape:  Rectangular 

 

Topography, etc.:  Level at grade 

 

Land to Building Ratio:  4.4:1  

This land to building ratio is within the typical range for buildings of this type and use in the 

market. 

 

Improvements: 

Asphalt Parking Area:  1,500 SF+/- 

Landscaping: Minimal.  

Utility Infrastructure: Municipal Water/Sewer 

 

     

ECONOMIC CHARACTERISTICS 

Water:   Municipal 

Sewer:   Municipal 

Gas:       Public utility 

Electricity:  Public utility  

 

 

LEGAL CHARACTERISTICS 

 

Zoning: 

B-2: Commercial District (Central Business District - CBD). The B-2 Commercial District is 

designed for the City Center, which is usually comprised of retail, service, cultural, residential 

and government uses. The City Center is the focal point of the community and comprises a 

relatively small, geographically centered, and wholly contiguous core area. Typically, the City 

Center services the entire community by providing a diversity of complementary and compatible 

land uses.  

 

There are a wide range of office, retail and commercial service uses that are legal in this zoning 

classification. The current use as medical office and residential appears to conform with zoning 

requirements. 

 

 

 



  

 

10 

Flood Zone Information: 

 

Flood Map Number:   18039C0254D Map Date:  8/2/11  Zone: X 

 

The subject property is not located in a flood zone. 

 

 

Environmental: 

Appraiser has no expertise in the location or analysis of environmental issues that may, or may 

not, be present on the subject site. The client should seek the opinion of a licensed environmental 

company to ascertain any environmental or contamination issue with the property that is the 

subject of this report. 

 

 

GIS AERIAL 
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IMPROVEMENTS 

 

The improvements section of this report contains the following: 

 

   Summary Description (Below) 

Assessor’s Property Record Card (Pages 12-13) 

  Photos (Pages 14-19) 

 

A summary description of the building is as follows: 

 

The site is improved with a two-story building of class D construction, as defined by Marshall 

Valuation Service. The building was constructed in 1900 and is 1,768 SF. Wall height is 

approximately 8’ on each floor. The structure appears to have been designed as a single unit 

residence. The first floor was converted to office use as the central business district grew and 

attracted more patronage.  

 

The foundation of the structure is concrete. The interior walls and ceilings are drywall and 

plaster. Flooring throughout the structure is primarily carpet. Plumbing and electric utilities are 

designed for residential use but can accommodate light office use. The structure is heated with a 

gas forced air furnace system and cooling is provided by portable wall units. Utilities do not 

appear to be divided between the first and second levels. 

 

The exterior walls of the structure are metal siding. The roof is asphalt shingle and appears to be 

in average condition. There is single car garage located in the rear of the site that appears to be in 

average condition.  

 

 

 

 

 

 

 

 

 

 

 

 

.    
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PROPERTY RECORD CARD 
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BUILDING PHOTOS 

 

 
Exterior – Front 

 

 
Exterior – Rear 
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Interior – First Floor 

 

 

 
Interior – First Floor 
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Interior – First Floor 

 

 

 
Interior – First Floor 
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Interior – First Floor 

 

 

 
Interior – First Floor 
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Interior – Second Floor 

 

 

 
Interior – Second Floor 
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Interior – Second Floor 

 

 

 
Interior – Second Floor 
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HIGHEST AND BEST USE 

 

If an appraisal ultimately answers the question “How Much”, then this section summarizes the 

preceding chapters answering the questions “Who Is the Typical Buyer” and “To What Use Will 

the Typical Buyer Put This Real Estate.” Without knowing the answers to these questions, the 

“How Much” question cannot be answered. 

 

The Appraisal Institute’s Dictionary of Real Estate Appraisal defines Highest and Best Use as 

follows: 

  

“The most probable use of a property which is physically possible, appropriately justified, 

legally permissible, financially feasible, and which results in the highest value of the 

property being valued.” 

 

There are therefore four tests: 

 

1) The proposed use must be legally permissible 

 

2) The proposed use must be probable, not speculative, or conjecture.  Alternatively,  

     it must be physically possible. 

 

3) The use must be financially feasible. 

 

4) The proposed use must be maximally productive. 

 

These tests are applied two ways.  The first is as if the land were vacant and available for highest 

and best use (The land is always valued this way).  This set of tests will identify the optimum 

improvements for the site. 

 

The second way is to apply the tests to the site as improved.  It can be determined then if the 

present improvements represent the highest and best use.  If they do not, the tests will isolate 

probably physical, functional, and external losses to value.  The marginal dollar theory can be 

employed to determine if the present improvements should be razed to make way for the sites 

highest and best use. 

 

The conclusion will answer the questions “Who is the typical buyer?”  and “What will the typical 

buyer use the property for?” thereby allowing valuation. 
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AS–IF VACANT 

 

Legally Permissible:  

The site is zoned B-2, Commercial District. Office, retail, restaurant and commercial service uses 

are permitted in this district as well as other commercial uses that are harmonious with the 

surrounding neighborhood.  

 

Physically possible:   

Considering typical market land to building ratios of 1:1 to 4:1, the subject site is large enough to 

accommodate commercial construction that is approximately 1,350SF to 5,460SF. Since a 

building is presently on the site, it is assumed soil conditions are adequate for construction.  

 

Financially Feasible:   

As noted in the market area analysis, there are presently active commercial uses in the market 

area and vacancy is low. Therefore, commercial uses are judged to be financially feasible in this 

market area.  

 

Maximally Productive:   

The most profitable use of the site is commercial.  

 

 

AS IMPROVED: 

 

Legally Permissible:  

The zoning ordinance permits many types of commercial uses. Less intensive commercial uses 

such as office are more dominant on non-primary streets in the central business district. 

 

Physically possible:   

The building currently exists and as noted in the site analysis, the current land to building ratio is 

within the typical range for buildings of this type in the market area. 

 

Financially Feasible:   

There are active commercial service, retail and office users in the area surrounding the subject. 

There were few vacant structures observed that were similar to the subject. At this time, it 

appears commercial service, retail and office use is financially feasible. 

 

Maximally Productive:   

The most profitable use for the property is as it is improved. Commercial/office use is legally 

permitted and is the maximally productive use. 

 

 

CONCLUSION:   

The highest and best use of the site is as improved, which is commercial/office use. Residential 

uses are a conditional use in the area; however, commercial uses are a more intensive and desired 

use over residential use. 
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Exposure Time: 

The exposure time is judged to be less than one year based on sales data of other buildings in the 

market area.  

USPAP defines Exposure Time as follows: 

The estimated length of time that the property interest being appraised would have been offered 

on the market prior to the hypothetical consummation of a sale at market value on the effective 

date of the appraisal.  
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THE APPRAISAL PROCESS 

 

The process of estimating the value of a parcel of real estate is essentially a research project.  

The appraiser gathers available applicable data from the marketplace, analyzes the data and 

draws conclusions. The result of these conclusions is an estimate of value. 

 

The data gathered includes, but is not limited to, factual data about the subject, comparable sales, 

rental and vacancy surveys, operating expenses, costs, etc.  The specific data types collected for 

this report is outlined in the scope of the assignment chapter of the report. 

 

The data is then analyzed via three approaches to value.  They are known as cost, sales 

comparison and income approaches.  Each approach yields an estimate of value based on the 

data and rationale pertinent to that approach.  The rationale of each approach is explained within 

each section of the approach’s respective chapter. 

 

From the three estimates of value the appraiser derives a final estimate of value of the subject 

property by correlating the individual estimates.  The correlation process entails four steps.  The 

presentation of the individual value estimates; evaluation of each approaches rationale as it 

relates to the specific problem; analysis of the quantity and quality of the presented data; and the 

declaration of final value estimate. 

 

The final value figure may be the result of one of the three approaches or may be a figure which 

represents a typical value estimate within the range of values determined by the three 

approaches.  In any case, it is not determined by averaging the results of the three 

approaches, but a logical analysis of the results thereof. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

 

24 

SALES COMPARISON APPROACH 

 

RATIONALE 

 

In this approach, the typical investor/buyer will make an evaluation based on comparisons of 

properties suitable for their intended use. The operative word is substitution. Properties are 

compared to each other, and an accounting is made of their significant differences. The typical 

investor/buyer will pay no more for one property than could be paid for another property with 

similar utility. 

 

Three comparable sales are shown on the following pages and summarized on a grid on page 28. 

Analysis begins after the grid. 
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Improved Sale No. 1 

 

 
 

Property Identification  

Property Type Residential 
Address 214 N. 3rd Street, Goshen, Elkhart County, Indiana 46526 
Tax ID 20-11-09-264-003.000-015 
  
Sale Data  
Grantor Merle Graybill 
Grantee Carolina Romero 

Sale Date March 23, 2021 
Verification IRMLS & Public Record 
Sale Price $129,900 
  
Land Data  
Land Size 0.21 Acres; 9,240 SF 
Zoning B-2, Commercial District 

Utilities Municipal 
Shape Rectangular 
  
Improvement Data  
Building Type Two-story 
SF 2,508 
Construction Type Class D 
Year Built 1884  

  
Indicators  
Sale Price/SF $51.79 
Land to Building Ratio 7:1 
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Improved Sale No. 2 

 

 
 

Property Identification  
Property Type Commercial/Office 
Address 1009 S. 9th Street, Goshen, Elkhart County, Indiana 46526 
Tax ID 20-11-15-160-009.000-015 
  

Sale Data  
Grantor Pharis-Schrock Partnership LLP 
Grantee Javier Jimenez 
Sale Date September 23, 2021 
Verification IRMLS & Public Record 
Sale Price $130,000  
  

Land Data  
Land Size 0.30 Acres; 13,068 SF 
Zoning M-1, Manufacturing 
Utilities Municipal 
Shape Rectangular 
  
Improvement Data  
Building Type Single Story 

SF 1,740 
Construction Type Class C 
Year Built 

 

1968 

Indicators  
Sale Price/ SF $74.71 
Land to Building Ratio 7.5:1 



  

 

27 

Improved Sale No. 3 

 

 
 
Property Identification  
Property Type Commercial/Residential 
Address 307 E. Purl Street, Goshen, Elkhart County, Indiana 46526 

Tax ID 20-11-16-227-010.000-015 
  
Listing Data  
Grantor Nolcat LLC 
Grantee On Market 
Sale Date 65 days 
Verification IRMLS & Public Record 
Sale Price $180,000 

  
Land Data  
Land Size 0.03 Acres; 1,394SF 
Zoning B-2, Commercial 
Utilities Full 
Shape Rectangular 
  

Improvement Data  
Building Type 

SF 

Two Story 
2,580 

Construction Type Class D 
Year Built 1900 
  
Indicators  
Sale Price/SF 

Land to Bldg. Ratio 

$69.77 

1:1 
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The three sales used to develop the sales comparison approach are summarized in the following 

table. Discussion and analysis of each property follows the table.  

 

Address Subject Sale No.1 Sale No.2 Sale No.3 

 
210 W. 

Washington 
214 N. 3rd  1009 S. 9th  307 E. Purl 

 Goshen IN Goshen IN Goshen IN Goshen IN 

     

Property Rights Fee Simple Similar Similar Similar 

Financing Conventional Similar Similar Similar 

Conditions of Sale Arms-Length Similar Similar Similar 

Expenditures after Sale None Similar Similar Similar 

Market Conditions Nov. 2021 Similar Inferior Similar 

Year Built 1900 1884 1968; -10% 1900 

Location CBD/B-2 Similar Inferior; +10% Inferior; +10% 

Condition Average Inferior +20% Inferior; +10% Superior; -10% 

Construction Type Class D Similar Class C Similar 

Land to Bldg. Ratio 4.4:1 Similar Similar Inferior; +10% 

Land Shape Rectangular Similar Similar Similar 

Site Improvements Average Similar Similar Inferior; +10% 

Utilities Municipal Similar Similar Similar 

Building Size (SF) 1,768 2,508 1,740 2,580 

     

Sale Price Per SF (PSF)  $51.79 $74.71 $69.77 

Adjustments (Net)  +20% +10% +20% 

Adjusted Sales Price PSF  $62.15 $82.18 $83.72 

 

The three comparable sales are located in the city of Goshen, Indiana. All three properties are 

located within one mile of the subject property. The unadjusted sale price range per square foot 

of the comparable sales is $51.79 to $74.71 per square foot. 

 

The relevant features of the comparable sales and the subject property are listed in the above 

table. Superior and inferior differences in site and improvement features are noted between the 

comparable sales and the subject property. The comparable sales were adjusted based on these 

feature differences resulting in an adjusted sale price range of $62.15 to $83.72 per square foot. 

 

Adjustments are developed using various methods consistent with typical appraisal practice and 

reflect historical market preferences and market reactions to the differences specific to the local 

market. The methodologies used to derive the adjustments include historical data from paired 

sales analysis, market extraction, discussions with real estate professionals and personal 

knowledge of the market. The discussion of the development and calculations of the adjustments 

is outside the scope of this report and is not included. 
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It is noted that Sale No.2 is Class C construction. No adjustment was required as the market does 

not typically discern, or desire one construction type over another. 

 

The comparable sales are analyzed below and compared to the subject property. Superior and 

inferior differences in physical features between the subject property and the comparable sales 

are explained and used to develop a range that would provide a credible value for the subject 

property. 

 

214 N. 3rd Street, Goshen 

 

This sale is located approximately one quarter mile north of the subject in the central business 

district area of Goshen. The improvements consist of a two-story residence with a detached 

garage that was built around the turn of the 20th century. Therefore, age and location are judged 

similar to the subject. 

 

Sale No. 1 condition is inferior to the subject and the first floor of the improvements have not 

been converted to commercial use like the subject. A remodel or conversion is likely required to 

cure physical depreciation and achieve the highest and best use of the property, which is 

commercial use. Therefore, an adjustment was made for this cost in relation to the subject 

property. The adjusted sale price of Sale No.1 is $62.15 PSF. 

 

1009 S. 9th Street, Goshen 

  

This sale is located approximately one mile south of the subject in a residential/manufacturing 

area. Location is inferior in comparison to the central business district, so an adjustment was 

required in comparison with the subject location. This sale does not have a detached garage, 

however, there is adequate off-street parking for employees and customers, so an adjustment was 

judged as unnecessary.  

 

The chronological age of Sale No.2 is newer than the subject, however, interior condition is 

judged inferior. The result is a net zero adjustment for effective age. The adjusted sale price of 

Sale No.2 is $82.18 PSF. 

 

307 E. Purl Street, Goshen 

 

This listing is located approximately ½ mile south of the subject. The improvements contain 

commercial on the first floor and residential on the second level like the subject. However, 

condition is slightly superior compared to the subject. 

 

The location of Sale No.3 is outside of the central business district and the site has no off-street 

parking. Adjustments were required for these inferior characteristics. The adjusted sale price of 

Sale No.3 is $83.72 PSF. 
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Conclusion  

 

After adjusting the comparable sales for superior and inferior differences with the subject, an 

adjusted sale price range of $62.15 to $83.72 PSF was established between the comparable sales. 

The sales price range is judged to provide a credible range of value for the subject property. 

 

After extensive analysis and comparison of each comparable sale to the subject, the approximate 

midpoint of the adjusted sales price range between the comparable sales is selected to adequately 

estimate the value of the subject property. The estimated value of the subject property is $73 

PSF. 

 

The calculation is as follows: 

 

1,768SF x $73/SF = $129,064 Rounded to $130,000 

 

 

INDICATED MARKET VALUE BY SALES COMPARISON 

$130,000 
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FINAL RECONCILIATION 

 

Sales Comparison Approach $130,000  

Cost Approach Not Developed  

Income Approach Not Developed  

Reconciled Value $130,000 

 

All three approaches to value were considered for this report. They are the cost approach, the 

sales comparison approach and the income approach. Only the sales comparison approach was 

developed. The strengths and weaknesses of each approach and why each was developed, or not 

developed, is outlined in the scope of work starting on page 3 of the report. 

 

The sales comparison approach and final reconciliation is summarized below.  

 

 

Sales Comparison Approach 

Since buildings similar to the subject are typically owner occupied, buyers normally make 

purchasing decisions based on comparing similar buildings for their use. The sales comparison 

approach emulates that comparison process and is therefore given the full weight in valuation.  

 

Three comparable sales located in Goshen, IN were selected and compared to the subject 

property. Based on superior and inferior characteristics of each property as compared with the 

subject, a sale price range was established between the comparable sales that was judged to 

credibly represent a probable estimated range of value for the subject property.  

 

The value using this approach is $130,000. 

 

My opinion of market value of the fee simple interest of the subject, as of November 16, 

2021, is $130,000. 

 

DATE OF REPORT:  November 24, 2021 

 
Matthew Creviston 

Indiana Certified General Appraiser #CG41700024 
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CERTIFICATION 

 
  I certify that to the best of my knowledge and belief: 

 

— The statements of fact contained in this report are true and correct.  

 

— The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting    

conditions and are my personal, impartial, and unbiased professional analyses, opinions, and conclusions.  

 

— I have no present or prospective interest in the property that is the subject of this report and no personal interest 

with respect to the parties involved.  

 

— I have not performed services, as an appraiser or in any other capacity, regarding the property that is the subject of 

this report within the three-year period immediately preceding the agreement to perform this assignment.  

 

— I have no bias with respect to the property that is the subject of this report or to the parties involved with this 

assignment.  
 

— My engagement in this assignment was not contingent upon developing or reporting predetermined results. 

 

— My compensation for completing this assignment is not contingent upon the development or reporting of a 

predetermined value or direction in value that favors the cause of the client, the amount of the value opinion, the 

attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of this 

appraisal.  

 

— My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the 

Uniform Standards of Professional Appraisal Practice.  

 

— I have made a personal inspection of the property that is the subject of this report.   

 

— No one provided significant real property appraisal assistance to the person signing this certification. 

 

                                                                

11/24/2021         

Date    Indiana Certified General Appraiser #CG41700024 
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ASSUMPTIONS AND LIMITING CONDITIONS 

 

The certification of the appraiser appearing in the appraisal report is subject to the following 

conditions and to such specific and limiting conditions as set forth by the Appraiser in the report. 

 

1.  The Appraiser assumes no responsibility for matters of legal nature affecting the property 

appraised or the title thereto, nor does the Appraiser render any opinion as to the title, which is 

assumed to be good and marketable.  The property is appraised as though under responsible 

ownership. 

 

2.  Any sketch in the report may show approximate dimensions and is included to assist the 

reader in visualizing the property.  The Appraiser has made no survey of the property. 

 

3.  The Appraiser is not required to give testimony or appear in court because of having made the 

appraisal reference to the property in question, unless arrangements have been made previously 

made therefore. 

 

4.  Any distribution of the valuation in the report between land and improvements applies only 

under the existing program of utilization.  The separate valuations for land and building must not 

be used in conjunction with any other appraisal and are invalid if so used. 

 

5.  The Appraiser assumes that there are no hidden or unapparent conditions of the property, 

subsoil, or structures, which would render it more or less valuable.  The Appraiser assumes no 

responsibility for such conditions, or for engineering which might be required to discover such 

factors. 

 

6.  Information, estimates, and opinions furnished to the Appraiser, and contained in this report, 

were obtained from sources considered reliable and believed to be true and correct.  However, no 

responsibility for accuracy of such items furnished to the Appraiser can be assumed by the 

Appraiser. 

 

7.  Disclosure of the contents of the appraisal report is governed by the Bylaws and Regulations 

of the professional appraisal organizations with which the Appraiser is affiliated. 

 

8.  Neither all, nor any part of the content of the report, or copy thereof (including conclusions as 

to the property value, the identity of the Appraiser, professional designations, reference to any 

professional appraisal organizations, or the firm with which the appraiser  is connected), shall be 

used for any purposes by anyone but the client specified in the report, the borrower if appraisal 

fee paid by same, the mortgagee or it successors and assigns, mortgage insurers, consultants, 

professional appraisal organizations, any state or federally approved financial institution, any 

department, agency, or instrumentality of the united States or District of Columbia, without 

previous written consent of the Appraiser; nor shall it be conveyed by anyone to the public 

through advertising, public relations, news sales, or other media, without the written consent and 

approval of the Appraiser. 
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9.  On all appraisals, subject to satisfactory completion, repairs, or alterations, the appraisal 

report and value conclusions are contingent upon completion of the improvements in a workman 

like manor. 

 

10.  In this appraisal assignment, the existence of potentially hazardous material used in the 

construction or maintenance of the building, such as the presence of urea formaldehyde foam 

insulation, and/or existence of toxic waste, which may or may not be present on the property, has 

not been considered.  The appraiser is not qualified to detect such substances.  It is urged that the 

client retain an expert in this field if desired. 

 

11.  The legal description in the report is assumed to be correct.  We assume no responsibility for 

matters legal in character nor do we render any opinion as to title, which is assumed to be good 

and marketable. 

 

12.  It is assumed that there is full compliance with all applicable federal, state, and local 

environmental regulations and laws, and that all zoning, building, and use regulations of all types 

have been complied with unless non-compliance is stated, defined and considered in the 

appraisal report.  It is further assumed that all licenses, consents, permits, or legislative or 

administrative authority required by any local, state, or federal and/or private entity or 

organization have been or can be obtained or renewed for any use considered in the value 

estimate. 

 

13.  Possession of this report, or a copy thereof, does not carry with it the right of publication, 

nor may it be used for other than its intended use by anyone other than the Client without the 

prior written consent of the Appraiser or the Client, and then only with the proper identification 

and qualification and only in its entirety.  No change of any item in the report shall be made by 

anyone other than the Appraiser and/or officer in the firm.  The Appraiser and firm shall have no 

responsibility if any such change is made. 

 

14.  Any after-tax investment analysis and resulting measures of return on investment are 

intended to reflect only possible and general market considerations, whether used to estimate 

value or return investment given a purchase price.  Please note that the Appraiser does not claim 

expertise in tax matters and advises Client to seek competent tax advice. 

 

15.  The liability of Appraiser and the firm is limited to the client only and to the fee received by 

the Appraiser.  Further, there is no accountability, obligation, or liability to any third party.  If 

this report is placed in the hands of anyone other than the client, the Client shall make such party 

aware of all limiting condition and assumptions of the assignment and related decisions.  The 

Appraiser is in no way to be responsible for any costs incurred to discover or correct any 

deficiencies of any type present in the property; physically, financially, and/or legally.  In the 

case of limited partnerships or syndication offerings or stock offerings in the property, Client 

agrees that in case of lawsuit (brought by lender, partner, or part owner in any form of 

ownership, tenant, or any other party), any and all awards, settlements of any type in such suit, 

regardless of outcome, Client will hold appraiser completely harmless in any such action. 
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16.  Any projections, forecasts, etc. regarding future patterns of income and/or expenses, 

prices/values, etc. represent that analyst’s best estimate of investor anticipations with respect to 

these items, based on information available at the date of appraisal or analysis.  Such information 

includes forecasts /projections published by recognized sources such as economists, financial 

publications, investor surveys, etc.  Economic trends can affect future behavior of income, 

expenses, values, etc.  Change in these items caused by future occurrences could result in values 

different from those established in this report.  We cannot accept responsibility for economic 

variables in the future which could not have been known or anticipated at the data of analysis 

(inflation rates, economic upswings or downturns, fiscal policy   changes, etc.). 

 

17.  The Americans with Disabilities Act (ADA) became law effective January 26, 1992.  I have 

not made a specific compliance survey and analysis of this property to determine whether or not 

it is in conformity with the various detailed requirements of the ADA.  It is possible that a 

compliance survey of the property, together with a detailed analysis of the requirements of the 

ADA, could reveal the property is not in compliance with one or more of the requirements of the 

act.  If so, this fact could have a negative effect upon the value of the property.  Since I have no 

direct evidence relating to this issue, I did not consider possible non-compliance with the 

requirements of ADA in estimating the value of the property. 

 

18.  Acceptance of, and/or use of, this appraisal report by Client or any third party constitute 

acceptance of the above conditions.  APPRAISER LIABILITY EXTENDS ONLY TO STATED 

CLEINT, NOT SUBSEQUENT PARTIES OR USERS, AND IS LIMITED TO THE FEE 

RECEIVED. 
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QUALIFICATIONS OF APPRAISER 

 

Matthew Creviston 
Commercial Appraisal Services Inc. 

814 E. LaSalle Avenue, South Bend, Indiana 46617 | 574-309-1856 

 
Indiana Certified General Appraiser   
CG41700024 
Michigan Certified General Appraiser 
1201075843 
 
Sample Client List 
City of Goshen 

1st Source Bank 

Teachers Credit Union 

Notre Dame Federal Credit Union 

City of South Bend IN 

United Federal Credit Union 

 

Career History 
2014-PRESENT COMMERCIAL REAL ESTATE APPRAISER 
Appraisal of residential and commercial real estate. Property types include single and multi-unit  

residential, industrial, office, land, retail and mixed use. 

1996-2013 COMMERCIAL REAL ESTATE BROKER 
Representation of Buyers, Sellers and Tenants in the acquisition, leasing and disposition of  

commercial real estate. Approximately 550 transactions totaling over $100 million dollars. 

2009-2013 Holladay Properties, South Bend, IN 

2005-2009 NAI|Cressy and Everett, Mishawaka, IN 

1996-2005 Daum Commercial, City of Industry, CA 

1992-1996 OFFICE OF THRIFT SUPERVISION, DEPARTMENT OF TREASURY 
Savings and Loan Examiner, Irvine, CA 

 

Education 
UNIVERSITY OF WISCONSIN - MADISON  
BBA, Bachelor of Business Administration – 1992 
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APPRAISAL SERVICES, INC. 
PO Box 555 

Granger, IN 46530 
 

November 24, 2021 
 
Ms. Tracee Norton 
City of Goshen 
Community Development 
202 South 5th Street 
Goshen, IN 46528 
 
RE:  Schmeltz-Bigler Proeprty 
         210 West Washington Street 
         Goshen, IN 46526      
 
In accordance with your request, a real estate appraisal has been made on the above captioned 
property.  My opinion of the market value of the fee simple interest of the real estate; subject to 
the assumptions, limitations, and comments appearing herein, as of November 23, 2021, is as 
follows: 
 

ONE HUNDRED THIRTY-EIGHT THOUSAND DOLLARS 
$138,000 

 
This appraisal is performed in accordance with the reporting requirements of the Appraisal 
Institute, and the Uniform Standards of Professional Practice. (USPAP)  
 
 
Respectfully Submitted By, 
 

 
Steven W. Sante, MAI, SRA 
Indiana Certified General Appraiser #CG40901229 
Michigan Certified General Appraiser #1205005623 

 
 
 
 
 
 
 
 
 



 
 

iii 

TABLE OF CONTENTS 
 

Title Page i 
Letter of Transmittal ii 
Table of Contents iii 
  
Summary Of Important Facts 1 
Purpose of Appraisal 2 
Scope Of Work 4 
Identification 5 
Market Area Analysis 6 
Site Description 7 
Improvements 9 
Highest & Best Use 17 
  
The Appraisal Process 19 
Land Value 20 
Sales Comparison Approach 29 
  
Reconciliation 35 
Certification 36 
Assumptions and Limiting Conditions 37 
Qualifications of Appraiser  40 

 
 
 
 



 
 

1 

SUMMARY OF IMPORTANT FACTS 
 
Owner/Applicant:  Armando Gomes-Mora   
 

Address Parcel Number 
    
210 West Washington Street 20-11-09-413-003.000-015 

 
Land Size:  5,401SF 
 
Improvements:  A Commercial Property 
      

Description Size (SF) Height 
Basement 536 7' 
Level 1-Ground 1,280 8’ 
Level 2-Upper 632 8' 
Total Level 1 & 2 1,912  
Building Class D  
Year Built  1900  
Garage 270SF 8’ 
 
Zoning:  B-2/Central Business District 
 
Property Rights Appraised:  Fee Simple 
 
Date of Report:  November 23, 2021 
 
Effective Date:  November 24, 2021 
 
Value By Sales Comparison:  $138,000   
 
Reconciled Value:  $138,000    
 
 
 
 
 
 
 
 
 
 
 



 
 

2 

(Uniform Standards of Professional Appraisal Practice) 
USPAP SR1-2 
 
In developing a real property appraisal an appraiser must: 
a)  identify the client and other intended users. 
      The client is identified as the City of Goshen. 
 
b)  identify the intended use of the appraiser’s opinions and conclusions:  This 

appraisal is to be used by the client for the purposes of acquiring the property. 
 
c)  identify the purpose of the assignment, including the type and definition of 

 the value to be developed and, if the value opinion to be developed is 
market value, ascertain whether the value is to be the most probable price: 

 (i)  in terms of cash; or 
 (ii) in terms of financial arrangements equivalent to cash; or 
 (iii) in other precisely defined terms 
 (iv) if the opinion of value is based on non-market financing or financing  
  with unusual conditions or incentives, the terms of such financing  
  must be clearly identified and the appraiser’s opinion of their   
  contribution to or negative influence on the value must be developed  
  by analysis of relevant market data.  
 
The purpose is to estimate market value.  The definition is as follows:  
 
DEFINITION OF MARKET VALUE: 
 
The most probable price, as of a specified date, in cash, or in terms equivalent to cash, or 
in other precisely revealed terms, for which the specified property rights should sell after 
reasonable exposure in a competitive market under all conditions requisite to a fair sale, 
with the buyer and seller each acting prudently, knowledgeably, and for self-interest, and 
assuming that neither is under undue duress.    
 
Source:  Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago:  
Appraisal Institute, 2015).  
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d)  identify the effective date of the appraiser’s opinions and conclusions:  The         
 effective date is November 23, 2021, which is the date of inspection.   
 
e)  identify the characteristics of the property that are relevant to the purpose 

and intended use of the appraisal including:  
i)  it’s location and physical, legal, and economic attributes:  The site is 

improved with a structure that was originally designed and built for use as 
a single family residence.  At some point it was converted to a commercial 
use property.  It has the following characteristics:   

       

Description Size (SF) Height 
Basement 536 7' 
Level 1-Ground 1,280 8’ 
Level 2-Upper 632 8' 
Total Level 1 & 2 1,912  
Building Class D  
Year Built  1900  
Garage 270 8’ 

 
The building appears to be in acceptable condition.  Deferred maintenance 
is not noted.  The subject property is located in a commercial area that is 
in the renewal stage of its life cycle.  The land to building ratio is 2.5 : 1, 
which is low.  However, there is municipal parking across the street from 
the subject.  The property is located in an urban area and is served by 
municipal water and sewer.  

ii)   Property interest being valued:  Fee Simple. 
 iii) Any personal property, trade fixtures, or intangible items that are not 
  real property but are in the appraisal.  None Noted. 

iv) Any known easements, restrictions, encumbrances, lease reservations, 
 covenants, contracts, declarations, special assessments, ordinances, or  
 other items of a similar nature  None Noted 

 v) Whether the subject property is a fractional interest, physical segment 
  or partial holding:  The value is a whole interest. 
 
f) Identify any extraordinary assumptions necessary in the assignment:  None 

Noted 
 
g)   Identify any hypothetical conditions necessary in the assignment:  None 

Noted 
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h)  Determine the scope of work necessary to produce credible assignment 
results in accordance with the SCOPE OF WORK:   

 
I viewed the interior and exterior of the subject improvements on 11/23/21 in 
order to gather information about the physical characteristics of the subject 
improvements that are relevant to the valuation problem.  The upper level was not 
inspected by me.  Descriptions were provided by Appraiser Matt Creviston for 
this portion of the building.   

 
 I used information from county records to identify the characteristics of the 

subject property that are relevant to the valuation problem.   
 
 I have researched sales of similar properties that have occurred over the past five 

years throughout Indiana.  Sources include MLS, tax records, and my own files.   
 
 The appraisal problem did not warrant an intensive highest and best use study.  

Given the nature of the subject real estate, my conclusion og highest and best use 
was based on logic and observed evidence.   

 
 I did not apply the cost approach or income approaches because they were not 

considered applicable to arrive at credible results.  I applied the sales comparison 
approach, which is necessary for credible results given the intended use, property 
characteristics, and type of value sought.   

 
 Appraiser has not previously provided services at the subject property, as an 

appraiser, or in any other capacity. 
 
 I searched flood zone information using Appraisers Choice Software. 
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IDENTIFICATON 
 

 
Address Parcel Number 
210 West Washington St 20-06-09-413-003.000-015 

 
LEGAL DESCRIPTIONS 
Original West ½ West ½ 197 
 
 
HISTORY OF OWNERSHIP: 
Public record indicates there have been no transfers of the subject property in the past ten 
years.  No listings of the property are noted in the Indiana Regional MLS. 
 
TAXES:   
Not Identified 
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MARKET AREA ANALYSIS 
 
 
The market area consists of the downtown area of the City of Goshen. 
A map of the area is as follows: 
 

 
 
Note:  The client is familiar with the area, so this section of the report contains limited 
detail.  
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SITE DESCRIPTION AND ANALYSIS 
 

PHYSICAL CHARACTERISTICS 
 
Dimensions:  Not Identified 
 
Size:  5,401SF (From Assessor Property Record Card) 
 
Shape:  Rectangular 
 
Parking:  There is on-site street parking for three to four cars.   
 
Topography, etc.:  Basically Level 
 
Land to Building Ratio:  2.5 : 1   
 
ECONOMIC CHARACTERISTICS 
Water:   Municipal utility 
Sewer:   Municipal utility 
Gas:       Public utility 
Electricity:  Public utility  
 
Site Improvements:  The site improvements consist of concrete sidewalk, curbing, 
asphalt parking surface, landscaping, and utility infrastructure.   
 
LEGAL CHARACTERISTICS 
 
Zoning:  The subject site is B-2/Central Business District.  (Per City of Goshen)   
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GIS AERIAL 
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IMPROVEMENTS 
 
A brief summary of the improvements is below.  Photos are shown on pages 10-14, a 
building sketch is on page 15, and a property record card is shown on page 16.   
 
The characteristics of the buildings are as follows: 
 

Description Size (SF) Height 
Basement 536 7' 
Level 1-Ground 1,280 8’ 
Level 2-Upper 632 8' 
Total Level 1 & 2 1,912  
Building Class D  
Year Built  1900  
Garage 270 8’ 

 
The subject property contains a building that was originally erected for residential 
purposes.  However, at some point the ground level was converted to office use and the 
upper level was converted to an apartment.    
 
The ground level contains a lobby/receptions area/three private offices, a breakroom, and 
a bathroom.   
 
The upper level apartment contains a total of three rooms with one of them being a 
bedroom.  There is a bathroom also. 
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EXTERIOR PHOTOS 
 

 
Front View 
 

 
Rear View 
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Ground Level 
 

 
Ground Level 
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Ground Level 
 

 
Ground Level 
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Upper Level 
 

 
Upper Level 
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Upper Level 
 
 
 

 
Upper Level 
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SKETCH 
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ASSESSOR PROPERTY RECORD CARDS 
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HIGHEST & BEST USE 
 

If an appraisal ultimately answers the question “How Much”, then this section 
summarizes the preceding chapters answering the questions “Who Is The Typical Buyer” 
and “To What Use Will the Typical Investor Put This Real Estate”  Without knowing the 
answers to these questions, the “How Much” question can not be answered. 
 
The Appraisal Institute definition of Highest and Best Use is as follows: 
  
 “The reasonably probable and legal use of vacant land or improved       
    property, which is physically possible, appropriately supported, financial  
    feasible, and that results in the highest value.” 
 
There are therefore four tests: 
 
1) The proposed use must be legal 
 
2) The proposed use must be probable, not speculative, or conjecture.  Alternatively,  
     it must be possible. 
 
3) There must be effective demand for the proposed use. 
 
4) The proposed use must be profitable. 
 
Note:  The proofs have already been provided in the proceeding chapters of this 
report.  This is only the summary of those proofs. 
 
These tests are applied two ways.  The first is as if the land were vacant and available for 
highest and best use.  (The land is always valued this way)  This set of tests will identify 
the optimum improvements for the site. 
 
The second way is to apply the tests to the site as improved.  It can be determined then if 
the present improvements represent the highest and best use.  If they do not, the tests will 
isolate probably physical, functional, and external losses to value.  The marginal dollar 
theory can be employed to determine if the present improvements should be razed to 
make way for the sites highest and best use. 
 
The conclusion will answer the questions “Who is the typical investor?”  and “What will 
the typical investor use the property for?” thereby allowing valuation. 
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HIGHEST & BEST USE 
 
AS IF VACANT: 
 
Legally Permissible:   
The subject site is zoned B-2/Central Business District.  This zoning allows a broad range 
of commercial uses.     
 
Physically Possible:   
The subject site is smaller in size and would only allow a smaller sized commercial use.       
 
Financially Feasible:   
Based on visual observation, there is demand for general commercial uses in the 
downtown area.    
 
Maximally Productive:   
The most profitable use for this site is general commercial uses. 
 
AS-IMPROVED  
 
Legally Permissible:   
The present set of improvements, as designed, are legal under the present zoning 
ordianance.   
 
Physically Possible:   
The site is adequate to support the size of the building.  The land to building ratio is  
approximately 2.5 : 1, which is low.  However, there are municipal parking lots to the 
north and east of the subject which support the subject.     
 
Financially Feasible:   
The The financially feasible use for the property is general commercial uses. 
 
Maximally Productive:   
The maximally productive use is general commercial uses. 
 
 
Conclusion: 
The value of the property in as-is condition significantly exceeds the land value of the 
property.  Therefore, the highest and best use of the property is as-is.  Based on the sales, 
the exposure time is judged to be less than one year. 
 
USPAP defines Exposure Time as follows: 
 
The estimated length of time that the property interest being appraised would have been 
offered on the market prior to the hypothetical consummation of a sale at market value 
on the effective date of the appraisal. 
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THE APPRAISAL PROCESS 
 

The process of estimating the value of a parcel of real estate is essentially a research 
project.  The appraiser gathers as much applicable data as is available from the market 
place, analyzes the data and draws conclusions, which results in an estimate of value. 
 
The data gathered includes, but is not limited to, factual data about the subject, 
comparable sales, rental and vacancy surveys, operating expenses, costs, etc.  The 
specific data types collected for this report is outlined in the scope of the assignment 
chapter of the report. 
 
The data is then analyzed via three approached to value.  They are known as cost, sales, 
and income approaches.  Each approach yields an estimate of value based on the data and 
rationale pertinent to that approach.  The rationale of each approach is explained within 
each approaches respective chapter. 
 
From the three estimates of value the appraiser derives a final estimate of value of the 
subject property by correlating the individual estimates.  The correlation process entails 
four steps.  The presentation of the individual value estimates; evaluation of each 
approaches rationale as it relates to the specific problem; analysis of the quantity and 
quality of the presented data; and the emphatic declaration of final value estimate. 
 
The final value figure may be the result of one of the three approaches or may be a figure 
which represents a typical value estimate within the range of values determined by the 
three approached.  In an case, it is not determined by averaging the results of the three 
approaches, but a logical analysis of the results thereof. 
 
The land value of the subject property is estimated to determine highest and best use.  
That analysis begins on the following page.  The value of the property in as-is condition 
is estimated on page 29. 
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LAND VALUE 
 
 

RATIONALE 
 
In this approach, the typical investor/buyer will make an evaluation based on 
comparisons of properties suitable for their intended use.  The operative word is 
substitution.  Properties are compared to each other and an accounting is made of their 
significant differences.  The typical investor/buyer will pay no more for one property than 
could be paid for another property with similar utility. 
 
 
Four sales are identified in this report.  Their data sheets are on the following pages.  A 
summary grid is shown on page 28. 
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Land Sale  
 
 

 
 

Property Identification  
  
Property Type Commercial 
Address Elkhart Road, Goshen, IN 46526 
Tax ID 20-11-05-355-014.000-015/015 
  
Sale Data  
Grantee  
Sale Date December 9, 2019 
Verification Public Record 
  
Sale Price $400,000   
  
Land Data  
Zoning B-1/Business 
Topography Level 
Utilities Full 
Shape Irregular 
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Land Sale  
 
Land Size Information  
Gross Land Size 3.76 Acres or 163,786SF   
  
  
Indicators  
Sale Price/ Acre $106,383 
Sale Price/Front Foot $2.44 
 
 
Remarks  
Site was used for a Culver’s Restaurant. 
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SUMMARY GRID 
 

Five sales are summarized in the following grid and the data sheets are shown on the 
previous three pages. 
 

Sale # Location City Sale Sale Site Utilities Price Per 
   Date Price Size  Acre 
               

1 328 N Main Middlebury 10/4/18 $352,000 193,842 Full $1.82 
2 Crystal Heights Middlebury 1/7/15 $477,601 178,160 Full $2.68 
3 Elkhart Road Goshen 12/9/19 $400,000 163,786 Full $2.44 
4 SR 15 & Johnson Goshen 8/6/19 $195,000 42,732 Full $4.56 

 Subject Goshen   5,401 Full  
 
The sales range in price from $1.82 to $4.56 per square foot.  The value of the subject 
property like falls within this range. 
 
Sales one and two are located in the Town of Middlebury.  They are located in similar 
commercial areas to the subject property.  Sale three is located in Goshen and is a recent 
sale.  The value of the subject property is most similar to this sale.  Sale four is located in 
Goshen.   It is located on a signalized intersection on a busy commercial corridor.  It is 
unlikely the value of the subject property is at or above $4.56/SF. 
 
The value of the subject property is estimated at $2.44/SF.   
 
The value of the subject site is as follows: 
 
Site Size X Price Per SF  = Value 
5,401SF X $2.44   = $13,178 R $13,000 
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SALES COMPARISON APPROACH 
 
RATIONALE 
 
In this approach, the typical investor/buyer will make an evaluation based on 
comparisons of properties suitable for their intended use.  The operative word is 
substitution.  Properties are compared to each other and an accounting is made of their 
significant differences.  The typical investor/buyer will pay no more for one property than 
could be paid for another property with similar utility. 
 
 

MAP 
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In the following grid three sales are identified.  They are all mixed use buildings, like the 
subject.  They are summarized as follows: 
 

  Subject Sale 1 Sale 2 Sale 3 

       
Address   214 N 3rd St 307 E Purl 23408 US 33 

          

Property Rights Fee Simple Similar Similar Similar 

Financing Sim To Cash Similar Similar Similar 

Concessions None Similar Similar Similar 

Expenditures After Sale None Noted Similar Similar Similar 

Market Conditions  Nov 2021 Similar Similar Similar 

Condition Good Far Inferior Similar Similar 

Building Height 8' Similar Similar Similar 

Construct Quality Class D Similar Similar Similar 

Condition Good Similar Similar Similar 

Overall Compar.   Far Inferior Similar Similar 
Property Sale Price   $129,900  $180,000  $108,500  

Adjustment For Site Value $13,000  ($9,000) $10,000  ($6,000) 

Adjustment For Site Improv $15,000  $0  $0 ($5,000) 

Adjusted Sale Price   $120,900  $190,000  $97,500  

Building Size 1,912 2,635 2,618 1,300 

Price Per SF   $45.88  $72.57  $75.00  

 
These sales show an adjusted range of $45.88 to $75.00 per square foot.  The following 
observations are made: 
 
The sale at 214 North 3rd Street is located in the immediate area of the subject.  The 
configuration of the building is single unit residential.  However, it is surrounded by 
commercial uses.  Further, the condition of the building is inferior to the subject.  The 
sale shows an adjusted price per square foot of $45.88.  Since the property is judged to be 
inferior to the subject, the value of the subject is greater than this amount.  
 
I have personally inspected the property at 307 E Purl Street.  Therefore, the size and 
descriptions of this property are from my file.  This property is set up for commercial 
uses on the ground level and an apartment on the upper level.  The property is similar in 
terms of condition.  The sale shows an adjusted amount of $72.57/SF.  The property is 
most similar to the subject.  Therefore, the value of the subject is judged to be consistent 
with the amount shown by this sale.   
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The sale at 23408 U.S. 33 is similar in terms of type of building.  Its condition is also 
similar to that of the subject.  The property does not have access to municipal water and 
sewer.  Its site is larger, butit has a lower unit value.  Therefore, the site size adjustment is 
not as large as it would otherwise be.  The sale shows a price of $75.00 
 
Based on the above analysis, the value of the subject property is estimated at $72.57/SF.  
The value is as follows: 
 
$72.57/SF  X 1,912SF  = $138,753 R$138,000 
 
 

VALUE BY SALES COMPARISON APPROACH 
$138,000 
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Prior Transfer:  None Previous Ten Years Per Public Record 
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Prior Transfer:  1/31/18 $100,000. Acosta To Pearl. No other details of the sale are 
known 
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Prior Transfer:  12/4/18 $160,000. Ewing to Grey Dog Properties.  Terms of sale were 
typical for the area.  No unusual terms were noted. 
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RECONCILIATION 
 

     
Value By Sales Comparison:  $138,000   
 
Sale Price:    $138,000 
 
Reconciled Value:   $138,000 
 
 
The three comparable sales shown in this report do a fairly good job of identifying a 
probable price per square foot for the subject property.  All of the sales are homes that 
were converted to commercial uses. 
 
My opinion of market value of the fee simple interest of the subject property, as of 
November 23, 2021, is $138,000.   
      
DATE OF REPORT:  November 24, 2021 
 

 
Steven W. Sante, MAI, SRA 
Indiana Certified General Appraiser #CG40901229  
Michigan Certified General Appraiser #1205005623 
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CERTIFICATION 
I certify that to the best of my knowledge and belief: 
 
- The statements of fact contained in this report are true and correct. 
 
- The reported analysis, opinions, and conclusions are limited only by the reported  
   assumptions and limiting conditions, and are my personal, unbiased, professional      
   analysis, opinions and conclusions. 
 
- I have no present or prospective interest in the property that is the subject of this report, 
  and I have no personal interest with respect to the parties involved.   
 
- I have performed no services as an appraiser, or in any other capacity,  regarding the property that is the 
subject of this report within the three-year period immediately preceding acceptance  of this assignment 
 
- I have no bias with respect to the property that is the subject of this report, or to the parties involved with 
the assignment.   
 
- My engagement in this assignment was not contingent upon developing or reporting predetermined 
results.   
 
-  My compensation for completing this assignment is not contingent upon the development or reporting of 
a predetermined value or direction in value that favors the cause of the client, the amount of the value 
opinion, the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this appraisal.   
 
- My analysis, opinions, and conclusions were developed, and this report has been  
   prepared, in conformity with Uniform Standards of Professional Appraisal Practice. 
 
- I have made a personal inspection of the property that is the subject of this report. 
 
- No one provided significant real property appraisal assistance to the person signing this certification. 
 
- The reported analyses, opinions, and conclusions were developed, and this report has  
   been prepared, in conformity with the requirements of the code of Professional 
   ethics & Standards of Professional Appraisal Practice of the Appraisal Institute,  
   which include the Uniform Standards of Professional Appraisal Practice. 
 
- The use of this report is subject to the requirements of the Appraisal Institute relating to 
   review by its duly representatives. 
 
- as of the date of this report I, Steven W. Sante, have completed the requirements 
   of the continuing education program of the Appraisal Institute.           

                                                       
11/23/21 ________                              _______________________________ 
Date          Steven W. Sante, MAI, SRA 
          Indiana Certified General Appraiser #CG-40901229 
                       Michigan Certified General Appraiser #1205005623  
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ASSUMPTIONS AND LIMITING CONDITIONS 
 

The certification of the appraiser appearing in the appraisal report is subject to the 
following conditions and to such specific and limiting conditions as set fourth by the 
Appraiser in the report. 
 
1.  The Appraiser assumes no responsibility for matters of legal nature affecting the 
property appraised or the title thereto, nor does the Appraiser render any opinion as to the 
title, which is assumed to be good and marketable.  The property is appraised as though 
under responsible ownership. 
 
2.  Any sketch in the report may show approximate dimensions and is included to assist 
the reader in visualizing the property.  The Appraiser has made no survey of the property. 
 
3.  The Appraiser is not required to give testimony or appear in court because of having 
made the appraisal reference to the property in question, unless arrangements have been 
made previously made therefore. 
 
4.  Any distribution of the valuation in the report between land and improvements applies 
only under the existing program of utilization.  The separate valuations for land and 
building must not be used in conjunction with any other appraisal and are invalid if so 
used. 
 
5.  The Appraiser assumes that there are no hidden or unapparent conditions of the 
property, subsoil, or structures, which would render it more or less valuable.  The 
Appraiser assumes no responsibility for such conditions, or for engineering which might 
be required to discover such factors. 
 
6.  Information, estimates, and opinions furnished to the Appraiser, and contained in this 
report, were obtained from sources considered reliable and believed to be true and 
correct.  However, no responsibility for accuracy of such items furnished to the Appraiser 
can be assumed by the Appraiser. 
 
7.  Disclosure of the contents of the appraisal report is governed by the Bylaws and 
Regulations of the professional appraisal organizations with which the Appraiser is 
affiliated. 
 
8.  Neither all, nor any part of the content of the report, or copy thereof (including 
conclusions as to the property value, the identity of the Appraiser, professional 
designations, reference to any professional appraisal organizations, or the firm with 
which the appraiser  is connected), shall be used for any purposes by anyone but the 
client specified in the report, the borrower if appraisal fee paid by same, the mortgagee or 
it successors and assigns, mortgage insurers, consultants, professional appraisal 
organizations, any state or federally approved financial institution, any department, 
agency, or instrumentality of the united States or District of Columbia, without previous 
written consent of the Appraiser; nor shall it be conveyed by anyone to the public through 
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advertising, public relations, news sales, or other media, without the written consent and 
approval of the Appraiser. 
 
9.  On all appraisals, subject to satisfactory completion, repairs, or alterations, the 
appraisal report and value conclusions are contingent upon completion of the 
improvements in a workman like manor. 
 
10.  In this appraisal assignment, the existence of potentially hazardous material used in 
the construction or maintenance of the building, such as the presence of urea 
formaldehyde foam insulation, and/or existence of toxic waste, which may or may not be 
present on the property, has not been considered.  The appraiser is not qualified to detect 
such substances.  It is urged that the client retain an expert in this field if desired. 
 
11.   The legal descriptions in the report is assumed to be correct.  We assume no 
responsibility for matters legal in character nor do we render any opinion as to title, 
which is assumed to be good and marketable. 
 
12.  It is assumed that there is full compliance with all applicable federal, state, and local 
environmental regulations and laws, and that all zoning, building, and use regulations of 
all types have been complied with unless non-compliance is stated, defined and 
considered in the appraisal report.  It is further assumed that all licenses, consents, 
permits, or legislative or administrative authority required by any local, state, or federal 
and/or private entity or organization have been or can be obtained or renewed for any use 
considered in the value estimate. 
 
13.  Possession of this report, or a copy thereof, does not carry with it the right of 
publication, nor may it be used for other than its intended use by anyone other than the 
Client without the prior written consent of the Appraiser or the Client, and then only with 
the proper identification and qualification and only in its entirety.  No change of any item 
in the report shall be made by anyone other than the Appraiser and/or officer in the firm.  
The Appraiser and firm shall have no responsibility if any such change is made. 
 
14.  Any after-tax investment analysis and resulting measures of return on investment are 
intended to reflect only possible and general market considerations, whether used to 
estimate value or return investment given a purchase price.  Please note that the 
Appraiser does not claim expertise in tax matters and advises Client to seek competent 
tax advice. 
 
15.  The liability of Appraiser and the firm is limited to the client only and to the fee 
actually received by Appraiser.  Further, there is no accountability, obligation, or liability 
to any third party.  If this report is placed in the hands of anyone other than the client, the 
Client shall make such party aware of all limiting condition and assumptions of the 
assignment and related decisions.  The Appraiser is in no way to be responsible for any 
costs incurred to discover or correct any deficiencies of any type present in the property; 
physically, financially, and/or legally.  In the case of limited partnerships or syndication 
offerings or stock offerings in the property, Client agrees that in case of lawsuit (brought 
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by lender, partner, or part owner in any form of ownership, tenant, or any other party) , 
any and all awards, settlements of any type in such suit, regardless of outcome, Client 
will hold appraiser completely harmless in any such action. 
 
16.  Any projections, forecasts, etc. regarding future patterns of income and/or expenses, 
prices/values, etc. represent that analyst’s best estimate of investor anticipations with 
respect to these items, based on information available at the date of appraisal or analysis.  
Such information includes forecasts /projections published by recognized sources such as 
economists, financial publications, investor surveys, etc.  Economic trends can affect 
future behavior of income, expenses, values, etc.  Change in these items caused by future 
occurrences could result in values different from those established in this report.  We 
cannot accept responsibility for economic variables in the future which could not have 
been known or anticipated at the data of analysis (inflation rates, economic upswings or 
downturns, fiscal policy   changes, etc.). 
 
17.  The Americans with Disabilities Act (ADA) became law effective January 26, 1992.  
I have not made a specific compliance survey and analysis of this property to determine 
whether or not it is in conformity with the various detailed requirements of the ADA.  It 
is possible that a compliance survey of the property, together with a detailed analysis of 
the requirements of the ADA, could revel the property is not in compliance with one or 
more of the requirements of the act.  If so, this fact could have a negative effect upon the 
value of the property.  Since I have no direct evidence relating to this issue, I did not 
consider possible non-compliance with the requirements of ADA in estimating the value 
of the property. 
 
18.  Acceptance of, and/or use of, this appraisal report by Client or any third party 
constitute acceptance of the above conditions.  APPRAISER LIABILITY EXTENDS 
ONLY TO STATED CLEINT, NOT SUBSEQUENT PARTIES OR USERS, AND IS 
LIMITED TO THE FEE RECEIVED. 
 
19.  The estimated values contained within this appraisal report are subject to completion 
of plans and specifications. 
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AGREEMENT FOR THE SALE AND PURCHASE OF REAL ESTATE 
 
 
 THIS AGREEMENT is made and entered into on ____________________, 2022, which is the last 
signature date set forth below, by and between Robert S. Schmeltz and Elaine K. Bigler, Husband and 
Wife (“Seller”), and City of Goshen, Indiana, a municipal corporation and political subdivision of the 
State of Indiana, acting through the Goshen Redevelopment Commission (“Redevelopment”). 
 

REAL ESTATE 
 In consideration of the purchase price and on the terms, covenants and conditions to be kept and 
performed by the respective parties, Seller agrees to sell and Redevelopment agrees to purchase the 
following real estate located in Elkhart Township, Elkhart County, Indiana, more commonly known as 210 
West Washington Street, Goshen, Indiana, 46526, and more particularly described as follows: 

The West Half (W-1/2) of the West Half (W-1/2) of Lots Numbered One Hundred Ninety-
seven (197) and One Hundred Ninety-eight (198) in the ORIGINAL PLAT of the Town, 
now City of Goshen, Indiana.  

(Parcel Number:  20-11-09-413-003.000-015) 

The above described real estate is hereinafter referred to as the “Real Estate.” 
 The Real Estate shall include all land, all pertinent rights, privileges and easements and all buildings 
and fixtures in their present condition. 
 

PURCHASE PRICE 
 Subject to specific authorization granted by Redevelopment pursuant to Indiana Code § 36-7-14-
19(b), Redevelopment agrees to pay and Seller agrees to accept the total sum of One Hundred Fifty 
Thousand Dollars ($150,000) to be paid at the closing. 
 

APPRAISALS 
Redevelopment has obtained at Redevelopment’s expense two independent appraisals of the fair 

market value of the Real Estate, the average of which is One Hundred Thirty-Four Thousand Dollars 
($134,000).  This Agreement is contingent upon Redevelopment specifically authorizing payment of the 
purchase price of One Hundred Fifty Thousand Dollars ($150,000) which exceeds the average of the two 
independent appraisals of the fair market value by Sixteen Thousand Dollars ($16,000).  In the event that 
Redevelopment does not grant authorization, this Agreement shall terminate. 
 
 

TAXES AND ASSESSMENTS 
 Seller shall pay the real estate taxes and assessments for 2021 due and payable in 2022.  The real 
estate taxes and assessments for 2022 due and payable in 2023 shall be prorated between Seller and 
Redevelopment as of the date of closing.  If the tax rate and/or assessment for taxes have not been 
determined, the rate and/or assessment shall be assumed to be the same as the prior year for the purpose of 
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proration and credit for due but unpaid taxes and assessments.  Redevelopment shall pay all real estate taxes 
and assessments for 2023 due and payable in 2024 and thereafter. 
 

TITLE INSURANCE 
 At the time of closing, Seller agrees to provide Redevelopment with a policy of title insurance in 
standard ALTA owner’s form insuring the title to the Real Estate to be conveyed by Seller to 
Redevelopment in an amount equal to the purchase price, to be free of defects except such defects that are 
included in the standard exceptions forming a part of such policies, and easements, public ways and 
restrictions of record.  Any encumbrances or defects in title must be removed and Seller must convey 
merchantable title subject to standard title exceptions.  Seller agrees to pay the cost of obtaining all other 
documents necessary to perfect title so that merchantable title can be conveyed.  Redevelopment agrees to 
pay the cost of the title insurance. 
 

CLOSING 
 A closing will be held on or before April 30, 2022 unless the parties agree to a later date in writing.  
 Redevelopment will pay the cost of the closing agent and costs of the closing except to the extent 
that such costs are specifically designated as the cost of the Seller by the terms of this agreement. 
 

WARRANTY DEED 
 Seller shall deliver to Redevelopment a warranty deed conveying merchantable title to the Real 
Estate free and clear of all liens and encumbrances, except conditions of record including, but not limited 
to zoning restrictions, taxes, easements, and assessments.  Title shall be transferred to “City of Goshen, 
Indiana for the use and benefit of its Department of Redevelopment”. 
 

POSSESSION OF REAL ESTATE 
 Possession and occupancy of the Real Estate will be delivered to Redevelopment the date of closing 
unless a later date of occupancy is agreed to in writing by Seller and Redevelopment. 
 

RISK OF LOSS 
 Seller shall assume the risk of loss until the possession of the Real Estate is transferred to 
Redevelopment at which time Redevelopment shall assume the risk of loss. 
 

WARRANTIES 
 (1) Seller warrants that Seller will convey a good and merchantable title to Redevelopment.  
Redevelopment accepts the Real Estate AS IS without warranty of habitability.  Seller makes no warranty, 
express or implied, that the Real Estate is suitable for any particular purpose. 
 (2) Redevelopment has made its own inspection of the Real Estate and relies solely upon 
Redevelopment’s observation in deciding to purchase the Real Estate.  Redevelopment does not rely upon 
any representation of Seller or any agent of Seller. 
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MISCELLANEOUS 
 (1) This agreement shall be construed in accordance with and governed by the laws of the State 
of Indiana. 
 (2) In the event that legal action is brought to enforce or interpret the terms of and conditions 
of this agreement, the proper venue for such action will be in a court of competent jurisdiction in Elkhart 
County, Indiana. 
 (3) In the event that either party brings an action to enforce any right conferred by this 
agreement or to force the other party to fulfill any obligation imposed by this agreement, the prevailing 
party of such action shall be entitled to recover all costs of that action, including reasonable attorneys’ fees. 
 (4) In the event that any provision of this agreement is found to be invalid or unenforceable, 
then such provision shall be reformed in accordance with applicable law.  The invalidity or unenforceability 
of any provision of this agreement shall not affect the validity or enforceability of any other provision of 
this agreement. 
 (5) All provisions, covenants, terms and conditions of this agreement apply to and bind the 
parties and their legal heirs, representatives, successors and assigns. 
 (6) This agreement constitutes the entire agreement between the parties and supersedes all 
other agreements or understanding between Redevelopment and Seller. 
 
 IN WITNESS WHEREOF, the parties have set their hands to this agreement on the dates as set 
forth below. 
 

Seller 
 
       
Robert S. Schmeltz  
 
Date:        
 
       
Elaine K. Bigler 
 
Date:        

Redevelopment 
 
       
Becky Hutsell, Redevelopment Director 
Goshen Redevelopment Commission  
City of Goshen, Indiana 
 
Date:        
 



 
 

RESOLUTION 13-2022 
 
 

Acquisition of Real Estate in  
200-Block of Pleasant Avenue and 211 New Street 

 
 

WHEREAS by Resolution 08-2022, the Goshen Redevelopment Commission approved an 
Agreement for the Sale and Purchase of Real Estate at 215 Pleasant Avenue, 211 Pleasant Avenue, 
212 Pleasant Avenue, 207 Pleasant Avenue, 211 New Street and the vacant parcel immediately 
north of 215 Pleasant Avenue, and authorized Redevelopment Director Becky Hutsell to execute 
the Agreement for a purchase price of $501,000. 
 

NOW, THEREFORE, BE IT RESOLVED that the Goshen Redevelopment Commission 
further authorizes Redevelopment Director Becky Hutsell to execute any and all documents on 
behalf of the City of Goshen and Goshen Redevelopment Commission that are necessary to 
effectuate the acquisition of the real estate in the 200-Block of Pleasant Avenue and 211 New 
Street to be titled to the City of Goshen, Indiana for the use and benefit of its Department of 
Redevelopment. 
 

PASSED and ADOPTED on March _____, 2022. 
 
 
              
       President 
 
 
              
       Secretary 



 

 

 

RESOLUTION 14-2022 

 
 

Request to Proceed with Appraisals for Right-of-Way for Consolidated Court 

Project Road Improvements 

 
 

WHEREAS the Commission has executed an agreement with A & Z Engineering to design the 

roadway improvements for the Consolidated Court Project. 

 

WHEREAS four properties will be impacted by the improvements to the intersection of Reliance 

and Peddlers Village Road.  

 

NOW, THEREFORE, BE IT RESOLVED that the Goshen Redevelopment Commission 

approves the request to Proceed with Appraisals for Right-of-Way for Consolidated Court 

Project Road Improvements. 

 

 

PASSED and ADOPTED on March 8, 2022. 

 
              

Vince Turner, President 

 

 

              

Andrea Johnson, Secretary 

 



 

Memorandum 
 

TO:  Redevelopment Commission 
      
FROM: Becky Hutsell, Redevelopment Director 
 
RE:  Request for Proceed with Appraisals for Right-of-Way for Consolidated Court Project 

Roadway Improvements 
   
DATE:  March 7, 2022    
 

 

The Redevelopment Commission has executed an agreement with A&Z Engineering to design the 
roadway improvements needed for the Consolidated Court Project along Reliance Road and Peddlers 
Village Road (CR 28). As previously approved, the improvements for the Reliance and Peddlers 
Village Road intersection is being designed as a roundabout which alters the current roadway 
alignment and also requires more right-of-way than a standard intersection. There are four (4) 
properties on the west side of Reliance Road that will be impacted by the new roadway and we’ve 
already spoken with all owners to give them as much notice as possible. For two (2) of the properties, 
the improvements will impact their existing homes. For the other two (2) properties, we will need 
right-of-way from their front yards. The impacted properties are shown below. 
 

 
 
 



 
 
 

 

The owners of 1723 Reliance Road are investigating the potential of relocating their home further 
west on their property while the owners of 1689 Reliance Road will have to relocate. We anticipate 
having 60% design completed in April, which is when we would typically begin the acquisition 
process. However, with the current housing market, we’re requesting the Commission’s approval to 
begin the appraisal process sooner to allow for as much time as possible for the property owners to 
plan for next steps. We intend to begin with the appraisal for 1689 Reliance Road and we will need 
acquire their full property. As soon as we know how much of the other parcels we will need, we 
would like to proceed with those appraisals as well. Below is an image over the roundabout shown 
over an aerial to better describe the changes to the roadway alignment. 
 

 
 
We’re requesting the Commission’s approval to begin the appraisal process for this project.  



 

RESOLUTION 15-2022 

 

 

Request to Solicit New Bids for the Park Maintenance Facility 

 

 
WHEREAS in November 2021, bids were solicited for the construction of a new Park 

Maintenance facility. 

 

WHEREAS only one bid was received and it exceeded the project estimate and the bid was 

rejected. 

 

NOW, THEREFORE, BE IT RESOLVED that Goshen Redevelopment Commission approves 

the request to re-bid the Park Maintenance Facility. 

 

PASSED and ADOPTED on March 8, 2022 

 

              

       Vince Turner, President 

 

 

              

       Andrea Johnson, Secretary 

 



 

Memorandum 
 

TO:  Redevelopment Commission 
      
FROM: Becky Hutsell, Redevelopment Director 
 
RE:  Request for Solicit New Bids for the Parks Maintenance Facility 
   
DATE:  March 7, 2022    
 

 

In November of last year, we solicited bids for the construction of a new Parks Maintenance facility 
for the vacant half block south of Plymouth Avenue just east of the railroad tracks. At that time, only 
one (1) bid was received and it exceeded the project estimate. As a result, the bid was rejected. 
 
We are requesting the Commission’s permission to re-bid the project. Over the past few months, we 
have reviewed the plans and identified a few value engineering options to help reduce the cost. Our 
goal is also to provide a longer bidding window as local contractors have indicated that this would be 
helpful due to current workloads. If granted permission, staff will work to solicit bids within the next 
several weeks with a May contract award.  
 

 
 
 



 

 

 

RESOLUTION 16-2022 
 

Request to Issue a Request for Proposals for the Vacant Parcels in the 400 block of 

South Third Street 
 

WHEREAS the Commission owns three vacant parcels in the 400 block of South Third Street  

for which there is no defined plan for their development.   

 

WHEREAS updated appraisals are needed to issue a Request for Proposals. 

 

NOW, THEREFORE, BE IT RESOLVED that the Goshen Redevelopment Commission 

approves the request to Issue a Request for Proposals for the Vacant Parcels in the 400 block of 

South Third Street. 

 

PASSED and ADOPTED on March 8, 2022. 

 
              

Vince Turner, President 

 

 

              

Andrea Johnson, Secretary 

 



 

Memorandum 
 

TO:  Redevelopment Commission 
      
FROM: Becky Hutsell, Redevelopment Director 
 
RE:  Request for Issue a Request for Proposals for the Vacant Parcels in the 400 block of S. 

Third Street 
   
DATE:  March 7, 2022    
 

 

At various points over the past several years, we have discussed with the Redevelopment Commission 
the option of soliciting proposals for the development of the vacant parcels in the 400 block of S. 
Third Street. They were included in the RFP for 401 S. Third Street but were not included in the 
development agreement that was executed due to the fact that there was no defined plan for their 
development as part of that project. We have been approached again recently by various parties 
interested in developing housing in Goshen with interest in the three (3) remaining vacant lots.  
 

 
 

We’re requesting the Commission permission to update the appraisals for the land and to issue a new 
Request for Proposals for development.  



 

 

 

RESOLUTION 17-2022 

 
 

Economic Development Agreement with Ariel Cycleworks, LLC for the 

Development of the former Western Rubber Property 

 
 

BE IT RESOLVED by the Goshen Redevelopment Commission that: 

 

(1) The terms and conditions of the Economic Development Agreement with Ariel 

Cycleworks, LLC attached to and made a part of this resolution are approved. 

 

(2) Commission President Vince Turner is authorized to execute the Economic Development 

Agreement on behalf of the Goshen Redevelopment Commission and the City of Goshen.  

 

 

PASSED and ADOPTED on March 8, 2022. 

 
              

Vince Turner, President 

 

 

              

Andrea Johnson, Secretary 

 



 

Memorandum 
 

TO:  Redevelopment Commission 
      
FROM: Becky Hutsell, Redevelopment Director 
 
RE:  Request for Execute an Economic Development Agreement with Ariel Cycleworks, 

LLC for the Development of the former Western Rubber Property 
   
DATE:  March 7, 2022    
 

 

Anderson Partners attended the February 18, 2022 Redevelopment Commission meeting and 
presented their updated project plans for the former Western Rubber property. Their original proposal 
was submitted in July 2021 and, over the past several months, has been further refined to best fit the 
property.  

In summary, the development plan includes a mixed-use project including approximately 146 
residential units with 5,000 square feet of commercial space within the southern building on the 
property. The proposed plan accounts for the site’s condition as a brownfield, incorporates extensive 
green infrastructure to address the lack of stormwater connection within this area and has been 
designed to prohibit ingress/egress onto Plymouth Avenue and to provide connection to the 9th Street 
trail way. The developers have named the project Ariel Cycleworks as a tribute to the Ariel Bicycle 
company that originally existed in the northwest corner of this property and the design of the southern 
building adjacent to Plymouth Avenue incorporates industrial elements as a tribute to the site’s history 
while also considering the development’s placement within an existing neighborhood to ensure it fits. 
Anderson Partners held a neighborhood meeting last fall to gather feedback from area residents and 
utilized that information as they further refined their plans. 

The proposed project includes a combination of HUD funding, an Economic Development Revenue 
Bond issued by the City and purchased by the developer and a READI grant with a total estimated 
investment of $31 million dollars. The request to the Commission includes the following: 

1. Issuance of a $4.42 million-dollar Economic Development Revenue Bond with a 100% TIF 
pledge until the bond is repaid but no later than 25 years 

2. City support for their $5 million READI grant application to the South Bend-Elkhart Regional 
Partnership 

3. Development of a site-specific TIF district for this project, which requires the parcel to be 
removed from the existing Consolidated River Race TIF and established as its own 

Per the draft TIF policy that is currently being reviewed and revised by the TIF Policy Committee, 
standard support is recommended to be limited to a 75% TIF pledge for a term not to exceed 20 years 
unless extenuating circumstances exist. For this specific project, the site lies within an area identified 



 
 
 

 

for redevelopment (9th Street Corridor), is a documented brownfield site and faces unusual stormwater 
limitations due to the unavailability of stormwater infrastructure within the area. The proposed project 
does address many of the desired goals within the policy as follows: 

1. Most, if not all, units within the development will be priced within the 60-120% AMI rent 
range and will serve as “work force” housing. 

2. Developer supports the essential worker housing concept and agrees to set aside 20% of the 
units at the time of initial lease-up and to then keep a wait list for essential workers into the 
future. 

3. Green infrastructure will be used throughout the project to address the stormwater limitations, 
including pervious pavers, rain gardens, etc. 

4. Overall plan achieves the goal of redevelopment of brownfield sites and neighborhood 
enhancement.  

If approved by both the Redevelopment Commission and the City Council, work will begin for the 
establishment of the new TIF and the issuance of the bond and will be brought back to both groups for 
subsequent approvals. The developer’s goal is to begin construction for the project before the end of 
2022. 

A copy of the full Economic Development Agreement is attached, including the current site plan and 
renderings.  
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ECONOMIC DEVELOPMENT AGREEMENT 
(Ariel Cycleworks Project) 

 
This Economic Development Agreement ("Agreement") is entered into this ___ day of 

March, 2022, by and among the CITY OF GOSHEN, INDIANA (the "City"), the CITY OF 
GOSHEN REDEVELOPMENT COMMISSION (the "Commission" and together with the City, 
the "Local Government Bodies"), AP DEVELOPMENT LLC, an Indiana limited liability 
company ("APD"), and AP CYCLEWORKS LLC, an Indiana limited liability company ("Owner", 
and together with APD, the "Developer"). 
 

WHEREAS, the Commission owns certain real estate located at 620 East Douglas Street, 
Goshen, Elkhart County, Indiana, known as the Western Rubber Site, which real estate is 
particularly described on Exhibit A attached hereto and incorporated herein (the "Property'"); and 
 

WHEREAS, pursuant to procedures required by law, the City did solicit proposals for the 
acquisition and redevelopment of the Property; and 

  
WHEREAS, on the due date of the proposals the City received one proposal for the 

acquisition and redevelopment of the Property; and 
 

WHEREAS, the City has determined that Developer presented a qualified team and has 
selected Developer to redevelop the Property; and 

  
WHEREAS, the Local Government Bodies desire to foster redevelopment and economic 

development within the 9th Street Corridor Area located within the City; and 
 
WHEREAS, the Developer has proposed the development of the Property as 

approximately 138 apartment units and related uses with a capital investment of approximately 
Thirty Million Dollars ($30,000,000) (the “Project”); and 

 
WHEREAS, the Developer has requested certain economic development assistance from 

the Local Government Bodies to complete the Project; and 
 
WHEREAS, the Local Government Bodies have determined that the completion of the 

Project is in the best interests of the citizens of the City and the Area (as defined in Section 5.03) 
and, therefore, the Local Government Bodies desire to take certain steps in order to induce the 
Developer to complete the Project; and  

 
WHEREAS, to stimulate and induce the development and completion of the Project, the 

Local Government Bodies have agreed, subject to further proceedings as required by law, to take 
certain other actions all as described herein; and 

 
WHEREAS, the Local Government Bodies have determined to enter into this Agreement 

in order to formalize the terms and provisions of the economic development incentives to be 
provided to the Developer and to memorialize each party's related rights and obligations with 
respect thereto. 
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NOW, THEREFORE, in consideration of the foregoing and of the mutual covenants 

herein contained, and other good and valuable consideration, the receipt and sufficiency of which 
are hereby acknowledged, the parties do hereby agree as follows: 

 
ARTICLE I. 

RECITALS 
 

1.01 Recitals Part of Agreement. The representations, covenants and recitations set forth 
in the foregoing recitals are material to this Agreement and are hereby incorporated into and made 
a part of this Agreement as though they were fully set forth in this Section 1.01. 
 

ARTICLE II. 
 

CONVEYANCE OF PROPERTY 
 

2.01 Purchase Price: The purchase price shall be Seventy-Five Thousand and No/100 
Dollars ($75,000) (“Purchase Price”). The Purchase Price shall be payable in cash at Closing on 
the acquisition of the Property by Owner or as otherwise agreed to by the parties.  If required, 
Owner and Commission shall enter into a mutually acceptable purchase agreement (“Purchase 
Agreement”) for acquisition of the Property by Owner from the Commission. 

 
ARTICLE III. 

 
MUTUAL ASSISTANCE 

 
3.01  Mutual Assistance. The parties agree, subject to further proceedings required by 

law, to take such actions, including the execution and delivery of such documents, instruments, 
petitions and certifications (and, in the case of the Local Government Bodies and to hold certain 
public hearings and adopt certain ordinances and resolutions) as may be necessary or appropriate, 
from time to tune, to carry out the terms, provisions and intent of this Agreement and to aid and 
assist each other in carrying out said terms, provisions and intent. 
 

ARTICLE IV. 
 

PROJECT AND PROJECT DEVELOPMENT 
 

4.01  Project.  
 

(a)  The Project shall generally consist of the improvements described in Exhibit B 
attached hereto. The Project shall be constructed substantially in accordance with the site plan 
attached hereto as Exhibit C (“Site Plan”) and the architectural renderings attached hereto as 
Exhibit D (“Preliminary Renderings”), which Site Plan and Preliminary Renderings are 
considered preliminary and shall be subject to modification as described in subsection 4.01(c).  
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(b) The Project’s projected tax increment is included as Exhibit E prepared by Baker 
Tilley as of February 17, 2022 (“TIF Projections”), attached hereto and made a part hereof. 
Developer’s ability to proceed is subject to the performance by the Local Government Bodies of 
their respective obligations under this Agreement and the closing of financing satisfactory to the 
Developer 

 
 (c)  If Developer determines, upon consideration of market and other external factors, 

that substantial revisions to the Site plan are required, Developer, in consultation with the City, 
may modify or substitute alternate uses and configurations in the Site Plan; provided, however, the 
approval of the City, may not to be unreasonably withheld. The City’s approval shall be a condition 
to such making substantial revisions to the Site Plan. The substitution or modification shall not 
materially reduce the total minimum investment by the Developer set forth herein and the projected 
assessed value of the Project. The Project, as it may be modified from time to time, shall comply 
with applicable zoning laws and approval requirements.  

 
 (d)  The Developer shall establish the scope, timing and budget/construction costs of 

the work to be funded with the Bonds. Eligible items to be funded with the Bonds include the 
following: 

 
(i) Public Infrastructure; and 

 
(ii) Stormwater retention/detention facilities, including but not limited to in 

ground and underground facilities, permeable hard surfaces and landscaping to manage 
stormwater on site; and 

 
(iii) Demolition; and 

 
(iv) Environmental remediation; and 

 
(v) Water Main Installation, including but not limited to connection to the 

existing public water main and service lines to the residential and commercial units within 
the Project; and 

 
(vi) Sewer Main Installation, including but not limited to connection to the 

existing public sewer main and service lines to the residential and commercial units within 
the Project; and 

 
(vii) Sidewalk Construction, including but not limited to construction of all 

sidewalks within the Project and those required by Planning & Zoning within the rights-
of-way adjacent to the Project as approved and agreed to by Developer; and 

 
(viii) Roadway Improvements and Construction, including but limited to 

construction of all roadway improvements required by City departments and agreed to in 
writing by Developer prior to such improvements being undertaken for the adjacent public 
roadways, including entrances into the Project, roadway and parking improvements within 
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the Project and repair and restoration of roadways following any utility work required for 
the Project; 

 
(ix) Construction of footers and building slabs associated with the Project; and 

 
(x) Installation of all underground plumbing associated with the Project; and 

 
(xi) Installation of all underground water lines associated with the Project; and 

 
(xii) Installation of underground electrical services associated with the Project. 

 
4.02  Commencement of Construction.  Developer shall issue a Notice to Proceed for the 

Project within one (1) year following closing on the Project financing (the "Commencement 
Date"). In the event Developer does not issue a Notice to Proceed construction on or before the 
Commencement Date, Developer and Local Government Bodies shall work to modify this 
Agreement in order to complete the Project as detailed in Section 4.05. 

 
4.03  Investment and Timing. Developer agrees that (a) the total investment for 

development, design and construction of the Project will be approximately Thirty Million Dollars 
($30,000,000) and (b) within thirty (30) months following the Commencement Date Developer 
shall make substantial progress toward completion of the Project. 

 
4.04  Essential Worker Housing.  
 
(a) Owner agrees that twenty percent (20%) of the residential units within the Project 

shall be offered to persons employed as first responders, health care workers and teachers as of the 
date of application for a lease (“Essential Workers”) for a period of thirty (30) days from receipt 
of a Certificate of Occupancy for the Project from the City (“Initial Lease-up”).  In the event 
Essential Workers have not executed a lease agreement within the Initial Lease-Up period, Owner 
may offer the units to any tenant. 

 
(b) Owner agrees to maintain a waitlist of Essential Workers (“EW Waitlist”).  For a 

period of five (5) years following receipt of the Certificate of Occupancy, Owner agrees to offer 
ten percent (10%) of the residential units within the Project to Essential Workers on the EW 
Waitlist for a period of five (5) days following Owner providing notification of availability to those 
on the EW Waitlist. If an Essential Worker does not execute a lease agreement for the unit within 
five (5) days following such notification, Owner may offer the unit to others.  Notwithstanding 
anything contained herein, Owner and the Local Government Entities agree and acknowledge that 
the Project will at all times comply with any and all federal, state and local fair housing laws, and 
that the commitment by Owner with respect to Essential Workers may be impacted by such 
compliance.  

 
(c) Owner will not be required to verify a tenant’s status as an Essential Worker 

following the execution of an initial lease agreement by an Essential Worker.  
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4.05  Permitted Delays. Whenever performance is required of any party hereunder, such 
party shall use all due diligence and take all necessary measures in good faith to perform; provided, 
however, that if completion of performance shall be delayed at any time by reason of acts of God, 
war, pandemic, civil commotion, riots, strikes, picketing, or other labor disputes, unavailability of 
labor or materials, inability to obtain the required permits, or damage to work in progress by reason 
of fire or other casualty or similar causes beyond the reasonable control of a party (other than 
financial reasons), then the time for performance as herein specified shall be appropriately 
extended by the time of the delay actually caused by such circumstances. If (i) there should arise 
any permitted delay for which the Developer or the Local Government Bodies are entitled to delay 
performance under this Agreement and (ii) the Developer or the Local Government Bodies 
anticipate that such permitted delay will cause a delay in their performance under this Agreement, 
then the Developer or the Local Government Bodies, as the case may be, agree to provide written 
notice to the other parties of this Agreement of the nature and the anticipated length of such delay. 
 

4.06  Property Taxes. Developer shall be responsible for all taxes assessed on the 
Property upon acquisition of the Property subject to Article V.  
 

4.07  Permits. Developer shall complete and file all necessary documentation to secure 
all required permits and approvals for construction and installation of the Project. 

 
4.08  Project Standards. In addition to generally applicable requirements relating to local 

review and approval of the Project, the Plan Commission shall approve final detailed plans for the 
Project, including aspects of the Project relating to construction material and quality and esthetic 
standards as required by current local ordinances. The final plans shall be substantially consistent 
with the concepts included in the Site Plan and Preliminary Renderings, each as may be revised 
pursuant to Section 4.01(b), and shall be approved by the Plan Commission prior to issuance of 
any permits.  
 

ARTICLE V. 
 

PUBLIC PARTICIPATION 
 

5.01  Zoning and Planned Unit Development. In the event the Property must be rezoned 
for the Project, the City shall, subject to further proceedings required by law, assist in the support 
of any agreed upon rezoning or variances required to complete the Project, including parking 
variances.  Developer and Local Government Bodies shall cooperate in establishing a Planned Unit 
Development (“PUD”) for the Project. 

 
5.02  Taxable Economic Development Revenue Bonds. The City shall, subject to further 

proceedings required by law to cause the issuance of, in one or more series, taxable economic 
development revenue bonds, pursuant to Indiana Code 36-7-12 (the "Bonds"), in an aggregate 
principal amount not to exceed Six Million Two Hundred Fifty Thousand Dollars ($6,250,000), 
for a period of twenty-five (25) years and at a maximum interest rate of 5.0% per annum. The 
Bonds will be payable solely from the TIF Revenues (as defined herein) generated by this project 
and as projected by the City’s Financial Advisors (attached hereto) and, to the extent TIF Revenues 
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are insufficient to repay the Bonds (the "Deficiency Amount"), the Developer shall pay the 
Deficiency Amount. The Developer or an affiliate of Developer may purchase the Bonds. 
 

5.03  Creation of Economic Development Area and Pledge of TIF Revenues. The Local 
Government Bodies shall each, subject to further proceedings required by law, participate and 
assist in the creation of, pursuant to Ind. Code §36-7-14, an Economic Development Area (the 
"Area") and a tax increment finance allocation area ("TIF Area"), the boundaries of each of which 
are coterminous with the Property. It is currently contemplated that the Project and resulting 
increases in assessed valuation of the real property will generate tax increment revenues (the "TIF 
Revenues") and the TIF Projections.  The Local Government Bodies shall, subject to further 
proceedings required by law, pledge 100% of the TIF Revenues to the repayment of the Bonds 
(the "TIF Pledge"), thereby reducing the Developer's obligations to repay the Bonds. The Local 
Government Bodies agree that the Property is currently tax exempt and the base assessed value of 
the Property will continue to be $0 for purposes of calculating TIF Revenues available for the TIF 
Pledge.  
 

5.04 Referendum Property Taxes.  Owner will be responsible for paying annual property 
taxes related to any and all school referendums approved by the Local Government Bodies. 

 
5.05  Costs of Issuance. All of the City’s reasonable third-party costs (including 

reasonable professional costs) relating to the negotiation of the incentive and the issuance of the 
Bonds (“Cost of Issuance”) shall be paid from the Bond proceeds, which Costs of Issuance shall 
not exceed $115,000. 
 
 5.06  Regional Development Authority.  City will coordinate with its Regional 
Development Authority (“RDA”) pursuant to Indiana Code §36-7.6-2 et seq. in order to qualify 
the Project for the maximum Indiana Redevelopment Tax Credit authorized under Indiana Code 
§6-3.1-34 and/or for the maximum Indiana READI grant authorized under Indiana Code §5-28-
41. 
 

5.07   Environmental Restrictive Covenant.  Developer understands the Property is 
subject to an Environmental Restrictive Covenant (“ERC”) with the Indiana Department of 
Environmental Management (“IDEM”).  City will work with the Developer and IDEM to amend 
the ERC to allow for the Project on the Property.  The City shall be responsible for all costs 
necessary to remove the pollutants or hazardous materials and debris if necessary to permit the 
Project on the Property. 
 

ARTICLE VI. 
 

ADDITIONAL REPRESENTATIONS, WARRANTIES 
COVENANTS. AND CONSENTS OF THE DEVELOPER 

 
6.01  Authority. The Developer represents and warrants that it has all requisite authority 

to enter into this Agreement and will proceed with due diligence to complete the Project. 
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6.02  Compliance with Law. The Developer agrees to comply in all material respects 
with all applicable laws related to the construction, development and use of the Property and the 
Project. 
 

ARTICLE VII. 
 

AUTHORITY 
 

7.01  Actions. The Local Government Bodies represent and warrant that they have taken 
or will take (subject to the Developer’s performance of its agreements and obligations hereunder) 
such action(s) as may be required and necessary to enable the Local Government Bodies to execute 
this Agreement and to carry out fully and perform the terms, covenants, duties and obligations on 
their part to be kept and performed as provided by the terms and provisions hereof. 
 

7.02  Powers. The Local Government Bodies represent and warrant that they have full 
constitutional and lawful right, power and authority, under currently applicable law, to execute 
and deliver and perform their respective obligations under this Agreement, subject to section 7.03 
hereof. 
 

7.03  Future Actions. The parties acknowledge that the agreements of the Local 
Government Bodies under this Agreement are subject to future actions by such bodies, and by the 
bodies of the City of Goshen Common Council (the "Council") and the City's Economic 
Development Commission (the "EDC"), and compliance with statutory procedures required by 
law, including public notice and public hearing requirements. The Local Government Bodies agree 
to complete such statutory procedures, and to coordinate with the governing bodies of the Council 
and the EDC to complete such statutory procedures, and to take the final actions required to 
implement such agreements. 

 
7.04 Representations and Warranties of the City.  The City hereby makes the following 

representations and warranties for the purpose of inducing Developer to enter into this Agreement:  
(a) City has no knowledge of any off-record or undisclosed legal or equitable interest in the 
Property owned or claimed by any other person or entity; (b) if the Property consist of more than 
one parcel, all of such parcels are contiguous; (c) the rights of tenants or other possessory interests 
in the Property have been fully disclosed to Developer; (d) to the best of City’s knowledge, there 
is not now, nor has there ever been any environmental condition at the Premises which has given 
or could give rise to (i) liability on the part of Developer to reimburse any governmental authority 
or other party for the costs of such clean-up or (ii) a lien or encumbrance on the Property; and 
(e) to the best of City’s knowledge, the Property (i) contains no facilities that are subject to 
reporting under applicable law; and (ii) are not the site of any underground storage tanks for which 
notification is required under applicable law as of the date of Closing.  The representations and 
warranties made by City under this Section 7.04 shall survive for a period of one (1) year following 
Closing.  The foregoing representations and warranties are true as of the date of this Agreement, 
and shall be true as of the date of Closing. 

ARTICLE VIII. 
 

GENERAL PROVISIONS 
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8.01  No Agency, Partnership or Joint Venture. Nothing contained in this Agreement nor 

any act of the Local Government Bodies and the Developer, or any other person, shall be deemed 
or construed by any person to create any relationship of third-party beneficiary, or if principal and 
agent, limited or general partnership, or joint venture between the Local Government Bodies and 
the Developer. 
 

8.02  Enforcement. No entity other than Developer shall have the right to enforce the 
obligations of the Local Government Bodies under this Agreement; provided, however, that 
Developer may assign its right to enforce the obligations of the Local Government Bodies under 
this Agreement to any affiliate of the Developer and to investors or lenders of the Developer with 
the consent of the Local Government Bodies. 
 

8.03  Breach. Before any failure of any party to this Agreement to perform its obligations 
hereunder shall be deemed to be a breach of this Agreement, the party claiming such failure shall 
notify, in writing, the party alleged to have failed to perform such obligation and shall demand 
performance. No breach of this Agreement may be found to have occurred if performance has 
commenced to the reasonable satisfaction of the complaining party within thirty (30) days of the 
receipt of such notice. If after thirty (30) days, the breaching party fails to cure the breach, the non-
breaching party may seek any remedy available at law or equity; provided, however, if such cure, 
being diligently pursued, is not reasonably capable of being cured within thirty (30) days, the 
breaching party shall have such additional time as is reasonable to cure such breach before the 
non-breaching party may seek any remedy available at law or equity. 
 

8.04  No Other Agreement. The parties concur that this Agreement constitutes the parties' 
mutual recognition that no other contracts or agreements, oral or written, exists between them with 
respect to the subject matter contained herein and that if such oral or written contracts or 
agreements exist, such are hereby superseded. Each party hereby represents to the other that it will 
not rely upon any agreement, contract or understanding with respect to the subject matter hereof 
not reduced to writing and incorporated into this Agreement prior to the execution hereof or not 
reduced to writing and incorporated into written amendments to this Agreement. 
 

8.05  Notices. All notices required to be given under this Agreement shall be mailed by 
certified mail, return receipt requested, or deposited with a nationally recognized overnight 
delivery service, properly addressed to the party to be notified, at the address set forth below: 
 

To the City:   City of Goshen, Indiana 
202 South Fifth Street 
Goshen, IN 46528 
Attention: Mayor 

 
With a copy to:  Larry Barkes 

Attorney, Goshen Redevelopment Commission 
204 East Jefferson Street 
Goshen, IN 46528 
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To the Redevelopment  
Commission:  City of Goshen Redevelopment Commission 

204 East Jefferson Street, Suite 6 
Goshen, IN 46528 
Attention: Becky Hutsell, Redevelopment Director 

 
To Developer:  AP Development LLC 

214 East Main Street 
Brownsburg, IN 46112 
Attention: Jonathan R. Anderson, Esq. 

 
8.06  Severability. Wherever possible, each provision of this Agreement shall be 

interpreted in such manner as to be effective and valid under applicable law, but if any provision 
of this Agreement shall be prohibited by or invalid under applicable law, such provision shall be 
ineffective only to the extent of such prohibition or invalidity, without invalidating the remainder 
of such provision or the remaining provisions of this Agreement. 
 

8.07  Amendment. This Agreement may be amended only in writing signed by each of 
the parties. 
 

8.08  Assignment. Developer shall be permitted to assign this Agreement to an affiliate 
of Developer or an entity in which an affiliate of Developer serves as the general partner with the 
consent of the Local Government Bodies; provided, however, that such assignments shall not 
release Developer from its liability hereunder which shall remain in full force and effect. Except 
as permitted in this Section 8.08, neither party may assign its rights and obligations under this 
Agreement without the consent of the other party, which consent shall not be unreasonably 
delayed, conditioned or withheld. If consent is given, assignments shall not release Developer or 
the Local Government Bodies, as applicable, from their respective liability hereunder which shall 
remain in full force and effect. 
 

8.09  Indiana Law. This Agreement and all Exhibits attached hereto shall be construed in 
accordance with the laws of the State of Indiana. 
 

8.10  Venue. The parties agree that if any litigation arises out of this Agreement that such 
litigation shall be brought in a court of competent jurisdiction in Elkhart County, Indiana. 
 

8.11  Waiver. No delay or failure by Developer or the Local Government Bodies to 
exercise any right hereunder, and no partial or single exercise of any such right, shall constitute a 
waiver of that or any other right, unless otherwise expressly provided herein. 
 

8.12  Headings. Headings in this Agreement are for convenience only and shall not be 
used to interpret or construe its provisions. 
 

8.13  Effective Date. Notwithstanding anything herein to the contrary, this Agreement 
shall not be effective until all parties hereto have executed this Agreement and the Local 
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Government Bodies have approved or ratified this Agreement at public meetings, as required under 
Indiana law. 
 

8.14  Counterparts. This Agreement may be executed in several counterparts but taken 
together shall be one and the same instrument and all shall be deemed originals. 
 

8.15  Force Majeure. No party shall be liable for any failure to perform its obligations to 
the extent a delay in performing such obligations is due to acts of nature (including fire, flood, 
earthquake, storm, hurricane, or other natural disaster, but not including weather conditions which 
could be reasonably anticipated), war, invasion, act of foreign enemies, hostilities (whether war is 
declared or not), civil war, rebellion, revolution, insurrection, military or usurped power or 
confiscation, terrorist activities, nationalization, government sanction, blockage, embargo, labor 
dispute, strike, lockout, pandemic or interruption or failure of power sources. 

 
[remainder of page intentionally left blank] 
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SIGNATURE PAGE TO 

ECONOMIC DEVELOPMENT AGREEMENT 
(Ariel Cycleworks Project) 

 
 

 AP DEVELOPMENT LLC 
 
 

 
Date: March ____, 2022 By:        

       Jonathan R. Anderson, Manager 
 

 
AP CYCLEWORKS LLC  

 
 

 
Date: March ___, 2022 By:        

        Jonathan R. Anderson, Manager 
 

 
 CITY OF GOSHEN 

 
 

 
Date:  March ____, 2022 By:        

       Jeremy Stutzman, Mayor 
 

CITY OF GOSHEN REDEVELOPMENT 
COMMISSION 

 

 
Date:  March ____, 2022  By:        

       Vince Turner, President 
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Exhibit A 

LEGAL DESCRIPTION 

(TO BE CONFIRMED BY TITLE COMMITMENT) 

 
A part of the West Half (W ½) of the Northwest Quarter (NW ¼) of Section 15, Township 36 
North, Range 6 East, Elkhart Township, City of Goshen, Elkhart County, Indiana and more 
particularly described as follows:  
 
Commencing at an iron pipe marking the intersection of the South line of the West Half (W ½) of 
the Northwest Quarter (NW ¼) of said Section 15 and the East line of the former C.C.C. & St. 
Louis Railroad right of way; thence on an assumed bearing of due North along the East line of said 
railroad right of way, a distance of 789.23 feet to a rebar marking the intersection of the North line 
of Plymouth Avenue, also the South line of the vacated portion of Plymouth Avenue as recorded 
in Miscellaneous Record Volume 50, page 614 of the Elkhart County Recorder’s Office and the 
East line of said railroad right of way and the point of beginning of this description; thence 
continuing on a bearing of due North along the East line of said railroad right of way, a distance 
of 482.60 feet to a rebar marking the intersection of the South line of Douglas Street and the East 
line of said railroad right of way; thence South 88 degrees 58 minutes 27 seconds East along the 
South line of Douglas Street, a distance of 356.01 feet to a cross-cut marking the intersection of 
the South line of Douglas Street and the West line of Tenth Street, also the Northeast corner of Lot 
#10 of THOMAS ADDITION to the City of Goshen; thence South 0 degrees 02 minutes 00 
seconds East along the West line of Tenth Street, a distance of 478.00 feet to a rebar marking the 
intersection of the West line of Tenth Street and the North line of Plymouth Avenue, also the 
Southeast corner of Lot #1 of PURL AND HOPE’S EAST ADDITION to the City of Goshen; 
thence North 88 degrees 45 minutes 00 seconds West along the North line of Plymouth Avenue, a 
distance of 82.5 feet to a rebar; thence South 0 degrees 02 minutes 00 seconds East along the East 
line of the vacated portion of Plymouth Avenue, as vacation is recorded in Miscellaneous Record 
Volume 50, page 614 of the Elkhart County Recorder’s Office, a distance of 6.00 feet to a rebar; 
thence North 88 degrees 45 minutes 00 seconds West along the North line of Plymouth Avenue, 
also the South line of the vacated portion of Plymouth Avenue as described above a distance 
273.82 feet to the point of beginning of this description.  
 

This real estate is commonly known and referred to as 620 East Douglas Street, Goshen, Indiana 
46526. Parcel No. 20-11-15-153-001.000-015. 
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EXHIBIT B 

ARIEL CYCLEWORKS PROJECT DESCRIPTION 

The acquisition and redevelopment of the former Western Rubber site located at 620 East Douglas 
Street in Goshen, Indiana as a mixed-use development containing approximately 1138units of 
residential apartments and approximately 5,000 SF of commercial / institutional space. 
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GOSHEN (INDIANA) REDEVELOPMENT COMMISSION 

Western Rubber Project 

ESTIMATED TAX INCREMENT FOR THE PROPOSED DEVELOPMENT 

Proposed Development 
Apartments 
Commercial 
Land (4) 

Estimated Net Assessed Value 
Less: Base Assessed Value (5) 

Estimated Incremental Assessed Value 
Times: Net Tax Rate (6) 

Sub-total 

January 1 
Completion 

Date 
(1) 

2024 
2024 
2024 

Less: Estimated Circuit Breaker Credit (7) 

Estimated Net Property Taxes 
Less: Estimated Referendum Taxes (8) 

Estimated Tax Increment 
Plus: Additional TIF from LIT PTRC (9) 

Estimated Net Tax Increment (10) 

Estimated 
Sq. Ft./Acre 

(2) 

150,920 
5,780 

5.13 

Estimated 
Assessed Value / 

Sq. Ft./Acre 
(3) 

$90 
60 

30,000 

Estimated 
Assessed Value 
Year Payable 

2025 

$13,582,800 
346,800 
153,900 

14,083,500 
0 

14,083,500 
$3.4216 

481,880 
(142,820) 

339,060 
(53,880) 

285,180 
24,290 

$309,470 

(1) Per City representatives. Assumes the first taxes payable year will be the year following the January 1 assessment date. 
(2) Per Developer representatives. 
(3) Estimated assessed values are based upon comparable properties located within Elkhart County. The actual assessed values 

will be determined by the Elkhart County Assessor upon completion, and the actual assessed values may be materially different 
from the values assumed in this analysis. 

(4) Assumes the project is located on parcel 20-11-15-153-001.000-015 (the "Project Parcel") and that the Project Parcel will be 
assessed as primary commercial land. 

(5) Represents the pay 2022 base assessed value of the Project Parcel per the Elkhart County Auditor's office. 
(6) Represents the pay 2022 tax rate for the Goshen City-Elkhart Township taxing district of $3.5940, less the 2021 LIT Property Tax 

Replacement Credit of 5.3678%. 
(7) Accounts for the application of the Circuit Breaker Tax Credit, which limits property tax liability to 2.0% of gross assessed value for 

non-homestead residential property and 3.0% for commercial property. The Goshen Community School Corporation combined 
referendum tax rate of $0.3826 does not apply to the calculation of the Circuit Breaker Tax Credit. 

(8) Represents the taxes that will be captured by the Goshen Community School Corporation combined referendum tax rate of $0.3826. 
(9) Represents the taxes from the LIT Property Tax Replacement Credit that will be reimbursed to the Redevelopment Commission 

in the form of Tax Increment. 
(10) Assumes 100% of the Tax Increment is pledged for debt service on the Bonds. 

Note: This analysis assumes no additional growth in assessed values or changes in tax rates. Changes to these assumptions or to 
those outlined above may have a material effect on the tax increment estimates contained in this analysis. 

(Subject to the attached letter dated February 17, 2022) 
(Preliminary - Subject to Change) 

(For Internal Use Only) 
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GOSHEN (INDIANA) REDEVELOPMENT COMMISSION 

Western Rubber Project 

ILLUSTRATIVE PROJECT COSTS AND FUNDING 
Assumes 25-Year Bonds 

Illustrative Project Costs: 

Net proceeds available for the Project 

Capitalized interest through January 1, 2025 (1) 

Allowance for Bond issuance costs and contingencies 

Total Illustrative Project Costs 

Illustrative Project Funding: 

Illustrative Economic Development Revenue Bonds of 2022 (2) 

Scenario 2 

$4,305,000 

0 

116,000 

$4,421,000 

$4,421,000 

(1) Assumes the Developer will forgo the interest during construction. If the Developer does not 
forgo interest, the net proceeds would decrease by $463,223. 

(2) Assumes the bonds will be purchased by the Developer or a related subsidiary and will be 
payable solely from project tax increment. 

(Subject to the attached letter dated February 17, 2022) 
(Preliminary - Subject to Change) 

(For Internal Use Only) 
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GOSHEN (INDIANA) REDEVELOPMENT COMMISSION 
Scenario 2 

Western Rubber Project 

ILLUSTRATIVE AMORTIZATION OF i4,421,000 PRINCIPAL AMOUNT OF 
ECONOMIC DEVELOPMENT REVENUE BONDS OF 2022 

Assumes Bonds dated May 18, 2022 

Illustrative Illustrative Illustrative 
Payment Principal Interest Illustrative Total Fiscal Year 

Date Outstanding Principal Rate Interest Debt Service Debt Service 
(1) 

07/01/22 $4,421,000 $21,123 (2) $21,123 
01/01/23 4,421,000 88,420 (2) 88,420 $109,543 
07/01/23 4,421,000 88,420 (2) 88,420 
01/01/24 4,421,000 88,420 (2) 88,420 176,840 
07/01/24 4,421,000 88,420 (2) 88,420 
01/01/25 4,421,000 88,420 (2) 88,420 176,840 
07/01/25 4,421,000 $64,000 4.00% 88,420 152,420 
01/01/26 4,357,000 64,000 4.00% 87,140 151,140 303,560 
07/01/26 4,293,000 67,000 4.00% 85,860 152,860 
01/01/27 4,226,000 67,000 4.00% 84,520 151 ,520 304,380 
07/01/27 4,159,000 69,000 4.00% 83,180 152,180 
01/01/28 4,090,000 70,000 4.00% 81,800 151,800 303,980 
07/01/28 4,020,000 72,000 4.00% 80,400 152,400 
01/01/29 3,948,000 73,000 4.00% 78,960 151,960 304,360 
07/01/29 3,875,000 75,000 4.00% 77,500 152,500 
01/01/30 3,800,000 75,000 4.00% 76,000 151,000 303,500 
07/01/30 3,725,000 78,000 4.00% 74,500 152,500 
01/01/31 3,647,000 79,000 4.00% 72,940 151,940 304,440 
07/01/31 3,568,000 81,000 4.00% 71,360 152,360 
01/01/32 3,487,000 82,000 4.00% 69,740 151,740 304,100 
07/01/32 3,405,000 84,000 4.00% 68,100 152,100 
01/01/33 3,321,000 85,000 4.00% 66,420 151,420 303,520 
07/01/33 3,236,000 88,000 4.00% 64,720 152,720 
01/01/34 3,148,000 88,000 4.00% 62,960 150,960 303,680 
07/01/34 3,060,000 91,000 4.00% 61,200 152,200 
01/01/35 2,969,000 92,000 4.00% 59,380 151 ,380 303,580 
07/01/35 2,877,000 95,000 4.00% 57,540 152,540 
01 /01/36 2,782,000 96,000 4.00% 55,640 151,640 304,180 
07/01/36 2,686,000 99,000 4.00% 53,720 152,720 
01/01/37 2,587,000 100,000 4.00% 51,740 151,740 304,460 
07/01/37 2,487,000 103,000 4.00% 49,740 152,740 
01/01/38 2,384,000 104,000 4.00% 47,680 151,680 304,420 
07/01/38 2,280,000 107,000 4.00% 45,600 152,600 
01/01/39 2,173,000 108,000 4.00% 43,460 151,460 304,060 
07/01/39 2,065,000 112,000 4.00% 41,300 153,300 
01/01/40 1,953,000 112,000 4.00% 39,060 151,060 304,360 
07/01/40 1,841,000 116,000 4.00% 36,820 152,820 
01/01/41 1,725,000 117,000 4.00% 34,500 151,500 304,320 
07/01/41 1,608,000 121,000 4.00% 32,160 153,160 
01/01/42 1,487,000 121,000 4.00% 29,740 150,740 303,900 
07/01/42 1,366,000 126,000 4.00% 27,320 153,320 
01/01/43 1,240,000 126,000 4.00% 24,800 150,800 304,120 
07/01/43 1,114,000 131,000 4.00% 22,280 153,280 
01/01/44 983,000 131,000 4.00% 19,660 150,660 303,940 
07/01/44 852,000 136,000 4.00% 17,040 153,040 
01/01/45 716,000 137,000 4.00% 14,320 151,320 304,360 
07/01/45 579,000 142,000 4.00% 11,580 153,580 
01/01/46 437,000 142,000 4.00% 8,740 150,740 304,320 
07/01/46 295,000 147,000 4.00% 5,900 152,900 
01/01/47 148,000 148,000 4.00% 2,960 150,960 303,860 

Totals $4,421,000 $2,731,623 $7,152,623 $7,152,623 

(1) The actual interest rate wil l be determined through negotiation with the Developer, in its role as Bond purchaser. 
The actual interest rate may vary materially from the rate assumed in th is analysis. 

(2) Assumes the developer will forgo the interest during construction. 

(Subject to the attached letter dated February 17, 2022) 
(Preliminary - Subject to Change) 

(For Internal Use Only) 
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GOSHEN (INDIANA) REDEVELOPMENT COMMISSION 

Western Rubber Project 

COMPARISON OF ESTIMATED PLEDGED TAX INCREMENT AND 
ILLUSTRATIVE ANNUAL DEBT SERVICE 

Assumes 25-Year Bonds 

Allowance for 
Taxes Payable Estimated Pledged TIF Administration Net Tax Illustrative 

Year Tax Increment Fees Increment Debt Service 
(1) (2) 

2025 $309,470 ($5,000) $304,470 ($303,560) 
2026 309,470 (5,000) 304,470 (304,380) 
2027 309,470 (5,000) 304,470 (303,980) 
2028 309,470 (5,000) 304,470 (304,360) 
2029 309,470 (5,000) 304,470 (303,500) 
2030 309,470 (5,000) 304,470 (304,440) 
2031 309,470 (5,000) 304,470 (304,100) 
2032 309,470 (5,000) 304,470 (303,520) 
2033 309,470 (5,000) 304,470 (303,680) 
2034 309,470 (5,000) 304,470 (303,580) 
2035 309,470 (5,000) 304,470 (304,180) 
2036 309,470 (5,000) 304,470 (304,460) 
2037 309,470 (5,000) 304,470 (304,420) 
2038 309,470 (5,000) 304,470 (304,060) 
2039 309,470 (5,000) 304,470 (304,360) 
2040 309,470 (5,000) 304,470 (304,320) 
2041 309,470 (5,000) 304,470 (303,900) 
2042 309,470 (5,000) 304,470 (304,120) 
2043 309,470 (5,000) 304,470 (303,940) 
2044 309,470 (5,000) 304,470 (304,360) 
2045 309,470 (5,000) 304,470 (304,320) 
2046 309,470 (5,000) 304,470 (303,860) 

Totals $6,808,340 (!110,000) $6,698,340 ($6,689,400) 

(1) See page 2. Assumes 100% of the Tax Increment is pledged for debt service on the Bonds. 
(2) See page 7. 

(Subject to the attached letter dated February 17, 2022) 
(Preliminary - Subject to Change) 

(For Internal Use Only) 
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Scenario 2 

Estimated 
Tax Increment 

Remaining 

$910 
90 

490 
110 
970 

30 
370 
950 
790 
890 
290 

10 
50 

410 
110 
150 
570 
350 
530 
110 
150 
610 

$8,940 











 

Memorandum 
 

TO:  Redevelopment Commission 
      
FROM: Becky Hutsell, Redevelopment Director 
 
RE:  Request for Funding Participation in the City’s Growth Planning Process 
   
DATE:  March 7, 2022    
 

 

As the Redevelopment Commission is well aware, the City of Goshen has very little available land 
left for new development. Looking to the future, growth in any direction will require substantial 
infrastructure investment and planning. Staff has been in discussion for the past several months about 
the best way to plan for future growth and both Abonmarche and Ball State have been involved in 
discussions about how to best involve the community and incorporate all of the studies and plans that 
have been completed to date.  

Attached is a proposal from the Abonmarche/Ball State team that fully details the scope of work 
we’ve been discussing and the community input process proposed for this project.  The City’s 
objectives for the project are as follows: 

1. To assess Goshen’s current situation and potential opportunities related to growth and 
development through a review of existing conditions and a series of community engagement 
activities designed to determine general attitudes and perceptions about growth and 
development, but also, as needed, more targeted feedback to help guide specific strategies; 

2. To provide technical analysis that will quantify the land area required to support the continued 
growth and development of the city; identify priority areas for future growth and the land uses 
that are the best fit for these areas; and 

3. To recommend policies informed by the engagement activities and analysis which will 
promote the physical development of the community in a coordinated and consistent manner 
that improves the quality-of-life of Goshen residents.  

The proposal includes only the Abonmarche fee and Ball State has indicated that their portion is 
approximately $25,000. We’re requesting that the Commission participate funding 1/3 of the overall 
project cost. If approved, an agreement will be brought back for approval at next month’s meeting. 
The end goal for this project is to have a clear direction on where to focus future investment to allow 
for Goshen’s long term growth and development.  
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February 25, 2022 

 

Mark Brinson, Deputy Mayor 

City of Goshen 

202 S 5th Street 

Goshen, IN 46528 

 

RE: City of Goshen Strategic Growth Plan Scope of Work 

 

Abonmarche Consultants and Ball State University Indiana Communities Institute (ICI) are 

pleased to provide the following scope of work for the City of Goshen Strategic Growth Plan. 

Even though the City of Goshen will contract separately with each of the consultant team 

partners, the team believes the combined scope best explains the process and illustrates the 

collaborate nature of the project. After initial consultation with the Mayor and Goshen Staff, 

the Abonmarche/ICI team understands the City’s objectives for this plan, which are: 

 

1. To assess Goshen’s current situation and potential opportunities related to growth and 

development through a review of existing conditions and a series of community 

engagement activities designed to determine general attitudes and perceptions about 

growth and development, but also, as needed, more targeted feedback to help guide 

specific strategies;  

 

2. To provide technical analysis that will quantify the land area required to support the 

continued growth and development of the city; identify priority areas for future growth and 

the land uses that are the best fit for these areas; and 

 

3. To recommend policies informed by the engagement activities and analysis which will 

promote the physical development of the community in a coordinated and consistent 

manner that improves the quality-of-life of Goshen residents. 

 

We look forward to working with you and your team. Please call or email me at 574-314-1027 

or cwelsh@abonmarche.com if you have any questions or to set up the meeting. 

 

 

Sincerely, 

Abonmarche Consultants, Inc. 

 
Crystal Welsh, AICP 

Senior Urban Planner 

 

 

 

 

mailto:cwelsh@abonmarche.com
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SCOPE OF WORK 

 

The process will involve three primary phases as outlined below. The City of Goshen staff will be 

critical collaborators for this project to provide expertise in each of their fields in addition to 

practical experience with the development process in the city. 

 

Before the official phases commence, Abonmarche/ICI will conduct a session with City staff to 

review and finalize initial planning goals and objectives, the work plan and schedule, and the 

Steering Committee participants and expectations. 

 

The Steering Committee will be established by the Mayor to help review, finalize, and execute 

the engagement strategies, but also to provide guidance and feedback throughout the 

process. The mayor will appoint the Steering Committee. Possible participants would represent 

the following organizations, boards, or community groups or have the following areas of 

expertise. Real Estate, Developer, Schools, Construction, Chamber of Commerce, Local 

Businesses, Non-Profits, Board of Works, Plan Commission, City Council, and Goshen City Staff. 

 

A short kick-off meeting with the Steering Committee will officially launch the project. 

 

Phase 1: Engagement and Assessment  

Two related, but discrete endeavors will occur simultaneously during this phase: engagement 

and assessment. ICI will lead community engagement efforts with involvement from 

Abonmarche, the Steering Committee, and City Staff. Abonmarche will lead the assessment 

process with support, as needed, from ICI, the Steering Committee, and City Staff.  

 

Phase 1: Engagement 

A diverse and inclusive planning process will result in a more widely accepted and 

authentically Goshen-centered plan. Various touchpoints with the community will be 

deployed throughout the entirety of the planning process to help inform, consult, involve, 

and/or collaborate with residents. A deliberate and concentrated effort in this early phase will 

especially help facilitate understanding, gather perspectives, and build trust for future work. A 

final engagement plan is pending Steering Committee input, but, generally, it will involve the 

following engagement activities done with consideration made for both English and Spanish 

speaking stakeholders. 

 

A. Community Input Sessions: A minimum of three community meetings, each no more 

than two hours, will be used to share information, spark discussion, and seek general 

input about where Goshen is now and where it could go next within the context of 

growth and development. A draft process agenda is: 

▪ Framing the Discussion (i.e.: Do we want our community to grow? How do we 

want out community go grow? Etc.) 

▪ Visioning Exercise (within the context of growth and development) 

▪ Data Presentation 

▪ Fast Feedback (a facilitated effort to gather insights from participants about 

overall community issues and opportunities related to growth and development) 
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B. Web-Based Survey: To continue and to build on efforts initiated during the Community 

Input Sessions, a survey will be developed and deployed to gather overarching 

community insights about current and potential growth and development in Goshen. 

This survey will lack the information sharing aspect of the Community Input Sessions, but 

it will provide a lower barrier means of engagement to ensure that a larger audience is 

reached. It is also a platform to ask additional or more detailed questions to support 

assessment efforts, as deemed necessary. As such, two slightly different surveys may be 

utilized based on the audience. The Steering Committee can help finalize the survey 

and assist with distribution. The survey will be hosted on the project website, distributed 

via email to all Community Input Session participants and members of any other list 

provided by the City, and pushed out on the City’s social media presence. In addition, 

survey distribution or feedback on certain questions within the survey could be done 

through creative outreach at events like the popular First Fridays (and others). 

 

C. Focus Groups: Additional and more detailed insights will be gathered through a series 

of approximately five to seven focus groups with key stakeholder groups. Each focus 

group will include both an opportunity to share information with participants and also 

gather insights from them. Suggested groups would include: young professionals, Latino 

residents, line workers from local factories; builders/developers; local businesses; 

creative community; and others to be suggested. The Steering Committee would also 

serve as a focus group. Questions asked at the focus group will be consistent, although 

additional feedback may be sought to better support assessment efforts. Timing may 

also vary based on the focus group and its purpose. 

 

The results of the meetings and survey will be curated, coded, and analyzed with the intent of 

providing the Steering Committee and the City an understanding of general priorities from the 

residents. It will lay the groundwork for future, more specific engagement (as needed), general 

communications strategies, and policy development and deployment. Additional 

engagement with potentially impacted stakeholders may be deployed later in the process 

pending need. Another public meeting will also be held once a draft plan is completed to 

keep residents abreast of progress (see below). 

 

Efforts to communicate as a means to inform the public will be undertaken throughout the 

project. Messaging may evolve based on timing, insights uncovered, and phase needs, and 

may also include the following: 

 

▪ Press Releases, Notices, and Newsletter Articles: We will work with City staff to develop 

press releases, newsletter articles, and other means of public notice at different points in 

the planning process. These items will be disseminated on various platforms, including 

the City’s official website, local newspapers, Good of Goshen, and local media outlets. 

Regular updates on these platforms is advisable throughout the process of preparing 

the Plan. 
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▪ Interactive Project Website: This process could include an interactive project website 

that is linked to the City’s official website. We are committed to utilizing the internet to 

maximize the participation and communication between stakeholders for the duration 

of the planning process. This website can be used to post project schedules and 

meeting dates; display graphics, maps, and draft documents; address frequently asked 

questions; or host a community discussion forum. The website will be the centralized hub 

for information related to the planning and design processes. 

 

▪ Social Networking: If desired, we can integrate the project, by providing content, to be 

used on the City’s existing social media accounts. For those residents that use the 

internet to stay informed, these tools are essential in keeping them connected with 

local planning activities. Social networking tools can help increase awareness of the 

assignment and assist in increasing participation at outreach events, including 

traditional face-to-face meetings. 

 

Phase 1: Assessment 

Abonmarche will lead the assessment of existing conditions to gain an understanding of 

opportunities and constraints for expanded growth of the city.  This analysis can take place 

concurrent to the engagement activities described above (depending on the firm’s 

schedule). The assessment will include the following tasks: 

 

Task A: Review existing plans, studies, and programs. This review will include the: 

• Comprehensive Plan 

• Bicycle & Pedestrian Master Plan 

• Thoroughfare Plan 

• Climate Action Plan 

• Flood Resilience Plan 

• Parks Master Plan 

• Transportation Improvement Plan 

• Utility Master Plan 

• Capital Investment Plans 

• Incentives currently utilized 

• Existing grant programs 

• Economic and Redevelopment Areas and Plans 

• Zoning Ordinance  

• Downtown Plan 

• Maple City Greenways Master Plan 

• Downtown Goshen Boutique Hotel Demand and Feasibility Study 

• Wellfield Study 

• GLISA Report 

• Existing development approval process and timeline  
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Task B: Review of the following infrastructure conditions utilizing existing information on 

locations, capacity, expansion plans, etc. and discussions with City Staff. Field survey, data 

collection, and flow monitoring are not anticipated and are not included in this task. 

• Water System (lines and well fields) 

• Sanitary Sewer System (lines and treatment plant) 

• Storm Sewer System 

• Roads 

• Pedestrian paths and trails 

• Fire Stations and Coverage 

• Police Coverage 

 

Task C: Utilize existing maps, data, and discussions with City Staff to identify environmental 

conditions that may constrain development including: 

• Regulatory Floodplains 

• Wetlands  

• Soil Types 

• Identified Brownfields  

 

Task D: Review existing zoning and land use patterns and trends by utilizing existing data and 

discussions with City Staff including:  

• Document and evaluate existing landuse 

• Current zoning 

• Development patterns 

• Building permit data and trends 

• Known pipeline projects (both public and private) 

 

Phase 2: Market Analysis 

A market demand and economic opportunities analysis will be conducted to assess existing 

and future market conditions for residential, commercial, and industrial development. ICI and 

Abonmarche will both provide components of the Market Analysis, according to their 

particular strengths.  The market analysis shall include, at a minimum, the following: 

 

• Trends in population growth and demographics. 

• An analysis of current supply and past absorption trends for various development 

types. 

• Assessment of demand for office space, retail, housing and industrial markets in  

Goshen, Elkhart County and the Region 

• Assessment of known in progress or planning supply of office space, retail, housing 

and industrial markets in Goshen, Elkhart County and the Region 

• Five- and ten-year forecasts of demand for a mix of land uses. 

• Acreage, infrastructure and public resources needed for growing or desired 

development types. 

 

 

 

 



City of Goshen  

Strategic Growth Plan Scope of Work  

February 25, 2022 

Page 6 of 9 

O:\Proposals\_Indiana\Governmental\City of Goshen\Goshen Growth Plan\2022-02-25 Goshen Growth Plan Scope of Work.docx 

 

Phase 3: Development Strategy 

Informed by the results of the activities described above, a Development Strategy will be 

produced.  The strategy will include a conceptual land use plan and recommendations for 

attracting and preparing for desired commercial, residential, and industrial development. The 

development strategy will include: 

• A scoring matrix to prioritize development opportunities including but not limited to: 

o availability of existing or planned utilities 

o soil conditions 

o annexation contiguity and willingness of property owner for annexation 

o community need 

o current or planned infrastructure capacity 

o available land 

o other factors identified during the process 

• A land use map that includes growth area and visually illustrates the desired future 

land uses and corporate boundaries for the City. 

• Identify areas that should be targeted for public open space preservation or park 

development. 

• Recommendations for appropriate public investments  

• Recommendations for innovative incentives to support desired development 

including 

o Financial assistance 

o Access to public infrastructure including stormwater management 

o Expedited development approval process 

o Promotion of existing and planned place making investments by the City 

to improve absorption of residential developments and the ability for 

businesses to retain and attract employees 

• Implementation steps for the strategy, including priorities, sequencing, and budgets. 

 

At least one public meeting to review the draft plan will be conducted as part of the planning 

process.   A suggested process agenda would include: 

 

1. A summary of the results of the engagement process 

2. Key economic analysis findings 

3. Summary of key elements of current plans 

4. Presentation of draft plan, etc. 
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Project Deliverables 

The purpose of the City of Goshen Growth Plan is to provide local official, residents, and 

developers with a tool to drive development in an orderly manner that is consistent with 

community goals and values. To that end, the proposed deliverables for the project include: 

• Engagement Plan developed by the team and Steering Committee 

• Facilitation of a minimum of three Public Engagement sessions 

• Facilitation of a minimum of six Focus Groups 

• Public Survey results and analysis 

• Raw/collected data from engagement and assessment tasks 

• Qualitative report of outreach including a summary of efforts and an evaluation of 

data collected during the process 

• Plan Review Report that will summarize existing plans and how they impact or describe 

future growth 

• Demographics and Current Conditions Report outlining  

o Demographic, Housing and Economic indicator analysis based on available 

Census data and projections, ESRI Business Analyst Tool and other local sources 

such as building permits. 

o Current Sewer, Water, Stormwater Capacity as provided by City of Goshen 

Engineering Department 

o Current Transportation Network (roads, sidewalks, trails, alleys) as shown by City 

of Goshen GIS layers. 

o Identification and mapping of known public and private developments either in 

approval or planning phases 

• Market Analysis Report including global trends in population and demographic to be 

provided by ICI for review and analysis by Abonmarche and Steering Committee for 

local recommendations. 

• Project Evaluation Matrix that will include important local criteria as determined by the 

public outreach and survey results. 

• GIS layers for all maps created during the process 

• Interactive ESRI Experience Builder tool for use by public during and after the project 

 

Materials, Information and Support from the City of Goshen 

• Share existing GIS layers  

• Provide information on existing infrastructure including condition, capacity, plans for 

expansion, etc. 

• Participate in interviews and discussions about current conditions, potential issues, and 

potential projects 

• Copies of relevant plans and studies 

• Participation in the Steering Committee  

• Support and participation in outreach efforts including networking and press releases 

• Participate in development of survey/focus group session questions 

• Provide local context on development of focus groups and sessions and participation 

• Identify any local issues or concerns to be addressed or avoided 

• Participation in developing Project Evaluation Matrix  

• Assistance from City/Steering Committee to secure meeting location, refreshments, 

interpreters, etc. 
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Scope of Work Proposed Timeline 

Meeting with City staff to finalize Scope of Work: February 25, 2022 

Contract with City: March 2022 

Steering Committee kick-off meeting: March 2022 

 

A preliminary project timeline is attached. 

 

  



7-Mar 14-Mar 21-Mar 28-Mar 4-Apr 11-Apr 18-Apr 25-Apr 2-May 9-May 16-May 23-May 30-May 6-Jun 13-Jun 20-Jun 27-Jun 4-Jul 11-Jul 18-Jul

Phase #1.1 Engagement

Steering Committee Kick-Off

Develop Engangement Strategy

Develop Project Website

Community Input Sessions

Focus Groups

Web-bases Survey

Social Networking

Regular Steering Committee Meetings (7-

10 Meetings)

Phase #1.2: Assessment

Review of Existing Plans

Review of infrastructure conditions 

Evaluate environmental conditions 

Phase 2: Market Analysis

Trends in population growth and 

demographics

Analysis of current supply and past 

absorption trends for various 

development types.

Assessment of known, in progress or 

planned supply 

Five- and ten-year forecasts of demand 

for a mix of land uses

Acreage, infrastructure and public 

resources needed for growing or desired 

development types

Phase 3: Development Strategy

Establish Scoring Matrix

Develop Land Use Map

Draft Study to Steering Committee

Create Public Open House Presentation 

Materials

Draft Study Open House/Public Meeting

Develop Implementation Strategy

Recommendations for Public Investment

Recommendations for innovative 

incentives 

Final Study to Steering Committee

Complete Final Plan Document

Presentation of Final Plan to Common 

Council and/or Plan Commission



25-Jul 1-Aug 8-Aug 15-Aug 22-Aug 29-Aug 5-Sep 12-Sep 19-Sep 26-Sep 3-Oct 10-Oct 17-Oct 24-Oct 31-Oct 7-Nov 14-Nov 21-Nov 28-Nov

Phase #1.1 Engagement

Steering Committee Kick-Off

Develop Engangement Strategy

Develop Project Website

Community Input Sessions

Focus Groups

Web-bases Survey

Social Networking

Regular Steering Committee Meetings (7-

10 Meetings)

Phase #1.2: Assessment

Review of Existing Plans

Review of infrastructure conditions 

Evaluate environmental conditions 

Phase 2: Market Analysis

Trends in population growth and 

demographics

analysis of current supply and past 

absorption trends for various 

development types.

Assessment of known, in progress or 

planned supply 

Five- and ten-year forecasts of demand 

for a mix of land uses

Acreage, infrastructure and public 

resources needed for growing or desired 

development types

Phase 3: Development Strategy

Establish Scoring Matrix

Develop Land Use Map

Draft Study to Steering Committee

Create Public Open House Presentation 

Materials

Draft Study Open House/Public Meeting

Develop Implementation Strategy

Recommendations for Public Investment

Recommendations for innovative 

incentives 

Final Study to Steering Committee

Complete Final Plan Document

Presentation of Final Plan to Common 

Council and/or Plan Commission
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Abonmarche Fee for Services 

 

Abonmarche shall receive as payment for the work performed under this contract the total 

lump sum amount for each task listed below. 
 

Phase 1 Engagement and Assessment ............................................................. $ 30,000 

Phase 2 Market Analysis ...................................................................................... $ 24,000 

Phase 3 Development Strategy ......................................................................... $ 20,000 

Total   ................................................................................................................ $ 74,000 

 

Ball State ICI Fee for Services 

 

Phases 1-3  ..................................................... Separate Contract with the City of Goshen 

 

 

 

 

 

 



GOSHEN REDEVELOPMENT COMMISSION 

 

Register of Claims 
 

The Goshen Redevelopment Commission has examined the entries listed on the 

following itemized Expenditure Report for claims entered from February 9, 2022 

through March 3, 2022 and finds that entries are allowed in the total amount of 

$181,127.61 

 

 

APPROVED on March 8, 2022 

 

            

      Vince Turner, President 
 

 

            

      Andrea Johnson, Secretary 







 
 

 

 

March 2022 Redevelopment Staff Report 
 

PROJECT: RAILROAD QUIET ZONE FROM KERCHER ROAD TO LINCOLN AVENUE 
 

PROJECT DESCRIPTION 

Establishment of a Quiet Zone along the Norfolk Southern Railroad Marion Branch from Washington Ave to Kercher 

Ave. 
 

PROJECT UPDATE 

- The City continues to work with INDOT and Norfolk Southern for the design of the Madison Street railroad 

Crossing.  Based a discussion with Norfolk Southern in November of 2021, NS has not begun their design work 

yet.  The quiet zone schedule is being driven by this work.  Activities to be completed to implement the Quiet 

Zone are: – Installation of signs and delineators at the railroad crossings. 

- – Traffic counts to be done at each of the railroad crossings.  

- – Madison Street will have flasher and gates installed which is anticipated to cost approximately $400,000. 

INDOT has agreed to pay 90% of the project. INDOT is improving the crossing as a part of the Crossing Safety 

Improvement funds. The project is expected to be completed in TBD. 

- – Submit the Public Authority Application (PAA) to Federal Railroad Administration (FRA) for review, which 

typically takes 2 months. 

- – Railroad Quiet Zone is anticipated to be “in-service”. 

 

The City met with the Federal Railroad Administration (FRA) and INDOT at the end of July 2019 to review the plan’s 

implementation status and finalize the proposed changes. An addendum to the Notice of Intent with the proposed changes 

have been submitted to FRA, INDOT, and Norfolk and Southern for comment. 

 

A review of the Madison Street railroad crossing occurred with INDOT and Norfolk Southern (NS) on February 19, 2020.  

NS noted the design would take 12 to 18 months to complete, but that timeline was established before COVID. Contact 

was made with INDOT on August 4, 2021, and they will assist by having an invoice sent to initiate the work.  

 

PROJECT: STEURY AVENUE RECONSTRUCTION AND STORMWATER DETENTION AREA 
 

PROJECT DESCRIPTION 

This project has grown out of the recent improvements along the Lincoln Avenue and Steury Avenue corridor with 

the expansion of GDC, Lions Head, the Goshen Street Department, Goshen Police Department’s Training facility 

and the Goshen Central Garage. This corridor no longer supports the additional vehicle loads and has been chip and 

sealed to extend the service life of the current pavement. The intersection of Steury Avenue and Lincoln has small 

turning radiuses, which causes semi-traffic serving the corridor to make wide swings onto and off of Steury Avenue 

and Lincoln.  Drainage is effectively non-existent along the roadway corridor and there are limited opportunities to 

improve the drainage without looking outside the corridor. In addition to the functionality of the roadway, the 

roadway’s appearance does not reflect the investment the adjoining companies have made on their properties. The 

overall plan is to reconstruct both roadways, adding turning lanes and improving intersections while also addressing 

utility needs.  
 

PROJECT UPDATE 

Phase I of the project has been completed which was construction of the pond at the old salvage yard. The next 

phase of the project will include new water main and storm sewer installation for both Lincoln Avenue from the 

creek to just past Troyer Carpets and Steury Avenue from Lincoln to the “S” curves. The water main project, which 
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was a Water Utility project, east of Steury Avenue, was completed in December 2020, with successful improvement 

of fire flow capability in East Goshen. The plan is to bid the remaining work for East Lincoln and Steury Avenue 

this to allow for construction to begin in 2022. NIPSCO is currently working on relocating the electric lines. We 

intend to bid the project in the next month to allow for 2022 construction.  

 

 

PROJECT: KERCHER ROAD RETENTION AREA 

 

PROJECT DESCRIPTION 

Development of a plan for a stormwater retention area on the north side of Kercher Road, just east of the railroad tracks. 

This project will address some of the flooding problems in the Goshen Industrial Park 

 

PROJECT UPDATE 

All work has been completed on the first phase of this project. An easement needs to be acquired from Benteler, and then 

the project can be bid. Goshen Engineering continues to work towards bidding this project.  Construction is planned for 

2022. 

 

PROJECT: PLYMOUTH AVENUE AREA STORMWATER PROJECT 

 

PROJECT DESCRIPTION 

The city owns an existing stormwater facility located on the south side of State Road 119 and east of Lighthouse 

Lane. This facility does not adequately address the stormwater issues in the area.  The project will supplement 

existing public stormwater facilities by constructing additional interconnecting detention areas in partnership with 

the developer of The Crossing, a residential subdivision. The project will also include the extension of Lighthouse 

Lane to connect to The Crossing.  

PROJECT UPDATE 

The agreement negotiation with the Barak Group, LLC, ended without an agreement.  Agreements are in place with the 

adjoining property owners to allow the drainage improvements to proceed. To avoid loss of the collected TIF funds, Civil 

City is partnering with the Redevelopment Commission to fund the stormwater design.  Bids were received on December 

6.  HRP was awarded a contract in December to complete the construction work and intends to begin late spring. All work 

is to be complete by November of this year. 

 

PROJECT: FORMER WESTERN RUBBER SITE 
 

PROJECT DESCRIPTION 

The Western Rubber site went through an extensive demolition and environmental remediation process and is now 

considered a buildable site.  The vacant parcel contains approximately 170,000 square feet and is located east of the 

Norfolk Railroad, north of the Plymouth Avenue.  

 

PROJECT UPDATE 

A Request for Proposals (RFP) was issued in April, 2021, with the initial round of proposals due May 11. A development 

proposal has been received from Anderson Partners LLC to build a mixed-use project consisting of approximately 150 

apartments and 5,000 square feet of commercial space. The Redevelopment Commission has authorized staff to begin 

negotiating a development agreement with the developer.  

 

PROJECT: MULTI-USE PAVILION AND ICE RINK  

PROJECT DESCRIPTION 
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A market analysis;/feasibility study was completed in October 2017 to evaluate the ice rink/multi-use pavilion 

project on the west side of the Millrace Canal and the results were favorable. The concept is to have a parks’ 

department operated facility that will function year-round for programming and events. Public feedback was 

incorporated into the study and all interviewed community members are in support of the idea. The City has received 

a $300,000 grant from the Regional Cities initiative and $1,000,000 from the Elkhart County Community 

Foundation. Mayor Stutsman has received a $1,000,000 anonymous private commitment and he continues to talk 

with other potential donors to fulfill the costs of the project. The Commission has pledged $2,500,000 as part of the 

approval of our 5 Year Capital Plan. 

PROJECT UPDATE 

The Mayor has asked to place this project on hold until the financial impact of the COVID-19 virus can be 

determined.  (See the update on the Madison Street Bridge Improvement for current activity in this area). 

 

PROJECT: RIVER ART  

PROJECT DESCRIPTION 

A Development Agreement is currently in place with InSite Development for development of an apartment complex 

(River Art) at the northwest corner of 3rd and Jefferson. The renovation of the north end of the Hawks building was 

part of the same agreement and this portion of the work is now complete.  

PROJECT UPDATE 

The developer will be updating the Commission at this month’s Commission meeting regarding development plans. 

 

PROJECT: DOWNTOWN VAULT ASSESSMENT 

PROJECT DESCRIPTION 

Downtown vaults have been discussed for many years as a public safety concern.  Since the incident in 2012, effort 

and resources have been committed to identify, assess, and eliminate vaults.  Many vaults have removed, but there 

are approximately 26 vaults remaining.  Work through the next steps, staff determined a vault assessment by a 

structural engineer was necessary.  The Commission agreed to fund the assessment, and a contract was awarded to 

Clear Creek & Associates.     

PROJECT UPDATE 

The vault assessments are complete, and assessments have been forwarded to each property owner for consideration.  

There were two vaults deemed immediate concerns and there are other vaults that were identified as needing repairs 

or closure.  At the May Redevelopment meeting, Goshen Redevelopment agreed to provide partial financial support 

for vault closures.  Goshen Engineering has sent out notices to all property owners with vaults, and applications to 

participate were to be submitted by December 17, 2021.  The next step will be to solicit quotes to perform the public 

portion of the vault closures.    Once a contractor is under contract, property owners can begin their work.  For those 

that did not sign-up for the 2022 vault closure program, the City will need to implement an ordinance to compel 

further action. 

 

PROJECT: EISENHOWER DRIVE RECONSTRUCTION 

PROJECT DESCRIPTION 

Eisenhower Drive North and South’s pavement has been chip and sealed multiple times in the last ten years and is 

ready for reconstruction.  Goshen Engineering has prepared bid documents for the full reconstruction of the 

pavement cross section.  

PROJECT UPDATE 
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The project was bid in November 2020, and awarded in December to Phend and Brown.  Construction is still 

ongoing.  The contractor was to have been complete with their work by August 15, but that deadline was not met.  

The contractor, A meeting with the contractor is scheduled for December 9, 2021, to discuss uncomplete project 

items and contract responsiveness.  With landscape restoration issues outstanding, this project will not be closed 

until 2022. 

___________________________________________________________________________________________ 

 

PROJECT: MILLRACE TOWNHOME SITE 

PROJECT DESCRIPTION 

The Redevelopment Commission issued an RFP for the Millrace Townhome site on River Race Drive and received 

two proposals. A committee was established to review both proposals and make a recommendation to the board. 

The committee, which included members of the Redevelopment Commission, the Mayor and City staff, 

recommended that the Commission select the proposal from Insite Development as the preferred project.  The 

proposed project includes 16 town homes, ranging in size from 2,500 to 3,000 square feet.  All homes would feature 

private garages, decks and courtyards. Total private investment is projected to be $4.2 million, with construction 

being completed in 2020.  

At the December Redevelopment meeting, the Commission authorized staff to negotiate a development agreement 

with Insite Development. 

PROJECT UPDATE 

The developer has updated his plans for this area and will be providing an update to the Commission this month.  

 

.PROJECT: COLLEGE AVE FROM US 33 TO RAILROAD XING 

PROJECT DESCRIPTION 

This federally funded project consists of adding a center turn lane and a 10 foot multi-use path on the north side of 

College Ave from US 33 to the railroad crossing. The project is expected to be under construction in 2025.  

 

The City selected American Structurepoint to complete the design. 

PROJECT UPDATE 

The City and American Structurepoint continue to work out the final professional services design fee. 

 

PROJECT: WATERFORD MILLS PARKWAY FROM SR 15 TO CR 40 

PROJECT DESCRIPTION 

The next phase of the Waterford Mills Parkway project will be to extend the road to the west and connect to CR 40, 

east of the existing bridge.  The City of Goshen and Elkhart County will be working together to design and build 

this project, with the County taking the lead role. 

 

PROJECT UPDATE 

The County has prepared preliminary analysis of possible alignments, including a “no build” option. The County 

hired Lochmueller Group to conduct a traffic study, to further evaluate the options and prepared an interlocal 

agreement, which defined the roles and responsibilities of both parties in the design and construction of this 

roadway. At this time, no action is triggered by the traffic study but will be amended if circumstances change with 

further development within the Southeast TIF.  
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___________________________________________________________________________________________ 

PROJECT: MADISON STREET BRIDGE REPLACEMENT 

PROJECT DESCRIPTION 

The Madison Street bridge is approaching its end of life, and has a load restriction established.  If development 

plans for the west side of the canal are undertaken, the bridge will need to be replaced prior to the development 

occurring.   

 

PROJECT UPDATE 

On September 8, 2020, the Redevelopment Commission approved the issuance of a Request for Proposals (RFP) 

for design services. The project design is being completed and will be shelved until the status of the site changes, 

or the condition of the bridge worsens, or the bidding environment becomes more favorable. 

___________________________________________________________________________________________ 

PROJECT: SOUTH FIRE STATION STUDY 

PROJECT DESCRIPTION 

The Five-Year Capital Plan includes the construction of a new south fire station. There is $200,000 allocated for 

design and an additional $4 million earmarked for construction. The new fire station was originally intended to 

replace the College Avenue station and but recent negotiations with Elkhart Township have instead led to the 

decision to instead plan for a fourth station near the Goshen Airport. 

PROJECT UPDATE 

Prior to the complete design of the new fire station, a study is being completed to develop a program of requirements 

and a final schematic design with cost estimates. These plans will serve to guide the development of architectural 

plans and construction documents. BKV Group was selected to conduct the study and City staff has held several 

meetings to develop the project goals and needs. It is anticipated that the final report will be provided to the 

Commission in February.  

___________________________________________________________________________________________ 

PROJECT: WEST JEFFERSON STREETSCAPE 

PROJECT DESCRIPTION 

The Five-Year Capital Plan include the reconstruction of West Jefferson Street between Third Street and Main 

Street. The project will incorporate the use of brick pavers to address stormwater restrictions in this area. The project 

will also include the reconfiguration of parking, decorative street lighting, and street trees. The estimated cost of 

the project is $500,000, plus and an additional cost of $100,000 for design fees.  

PROJECT UPDATE 

The Commission approved the issuance of RFP for design of the street improvements but issuance was delayed 

until the RDC was able to acquire the property at 113 W Jefferson Street. A contract has been executed with A&Z 

Engineering to complete necessary survey work for this area. As of December 2021, the survey work is complete 

and the geotechnical engineer is scheduling the soil borings for the first part of February.  The design will be 

completed for a spring bid, but staff is cautiously watching the material prices and contractor availability. 

___________________________________________________________________________________________ 

PROJECT: ELKHART COUNTY COURT COMPLEX 

PROJECT DESCRIPTION 

Elkhart County has selected a site located on Reliance Road to construct the new Court Complex. Due to the 

projected increase in traffic that will be generated by the new complex, several road improvements are required to 

increase capacity. Since this project is located in the River Race/US 33 TIF area, the Redevelopment Commission 
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has pledged $1.5 million in TIF revenue to fund the improvements. The County has pledged an additional $500,000 

to assist in paying for these improvements. This project will be designed and constructed through the City of Goshen 

and is expected to start construction in 2023.  

 

 

PROJECT UPDATE 

The City and County worked with JPR to complete a Traffic Impact Study (TIS) for the area based upon the new 

court complex and the changes in traffic patterns that can be expected. The report is now complete and has been 

approved by INDOT. Elkhart County has confirmed their funding commitment for the overall project and A&Z 

Engineering has been hired to complete the design. It’s anticipated that the project will be ready to bid in 2022 or 

early 2023. .  

___________________________________________________________________________________________ 

PROJECT: KERCHER WELLFIELD LAND PURCHASE 

PROJECT DESCRIPTION 

The Kercher Wellfield located in the Goshen Industrial Park requires the replacement of one of its three wells.  

Because the wellfield is sitting on a postage stamp property, the site is unable to support the development of another 

well without the purchase of additional land.   

PROJECT UPDATE 

Goshen Utilities is in negotiation of for the additional land purchase, but is working through the due diligence 

process to verify potential environmental concerns in the soil and groundwater.  At the Board of Works meeting on 

March 1, 2021, agreements with Roberts Environmental and Peerless Midwest were approved to complete the due 

diligence process.  A meeting with the Indiana Department of Environmental Management occurred, and the Water 

Utility will be hiring a consultant to assist with planning and design for water system improvements. 

___________________________________________________________________________________________ 

PROJECT:  FIDLER POND CONNECTOR PATH 

PROJECT DESCRIPTION 

This project will create a pedestrian path connecting the College Avenue path to Fidler Pond Park. The path will be 

constructed in two phases. Initially, the Oak Lane roadway will act as the pathway while the trail is constructed 

from the north end of the road to the park. Sharrows will be added to Oak Lane during Phase One and Phase Two 

will include reconstructing Oak Lane with curb and gutter and the installation of a separated pedestrian trail.  

PROJECT UPDATE 

Engineering has prepared preliminary drawing and engineer’s estimates for both phases. After the final alignment 

is determined a neighborhood meeting will be scheduled to receive comments. Final design may be completed in-

house. If not, a RFP for design services will be issued. Optimistically, construction is anticipated to occur in 2022.  

___________________________________________________________________________________________ 

PROJECT:  EAST COLLEGE AVENUE INDUSTRIAL DEVELOPMENT 

PROJECT DESCRIPTION 

Last Dance, LLC has purchased 313 acres of farmland on East College Avenue just east of the railroad tracks. A 

portion of the land was previously annexed by Lippert for development but the project never came to life. Last 

Dance has now purchased additional land and is partnering with the City on the infrastructure. They’ve hired 

Abonmarche to complete the design of a new water main loop from College to CR 31 to CR 38 to connect at Century 

Drive, extension of sewer mains beneath the railroad to serve the new industrial area, a new public 

water/sewer/roadway loop within the first phase of the development and substantial stormwater improvements. The 
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project is being funded by a combination of existing TIF funds and by a city-issued bond that will be purchased by 

the developer and repaid through future TIF revenues. Annexation of the additional land has been completed.  

PROJECT UPDATE 

Abonmarche has submitted 60% design plans to the City for review. The project’s 60-percent design plans were 

submitted and Technical Review Comments were provided back.  Abonmarche continues to work on the design for 

a spring 2022 bid 

___________________________________________________________________________________________ 

.  

PROJECT:  PARK DEPARTMENT MAINTENANCE BUILDING 

PROJECT DESCRIPTION 

The Goshen Parks Department needs to relocate its existing maintenance building which is located in a floodway 

in Shanklin Park. The Redevelopment Commission has offered the property between Plymouth Avenue and Jackson 

Street, adjacent to the east side of the railroad. The Commission has also allocated $1.0 million toward the cost of 

designing and constructing the new facility.  

PROJECT UPDATE 

The maintenance building plans and construction documents have been completed. The project was put out to bid 

in November 2021 with bids due in December 2021. As only one bid was received and the bid was substantially 

over the cost estimate, the bid was rejected. The project will be re-bid in the first or second quarter of 2022.  
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