
Agenda 
GOSHEN PLAN COMMISSION 
Tuesday, May 17, 2022, 4:00 pm 

Council Chambers, 111 E. Jefferson Street, Goshen, Indiana 
 
 

I. Roll Call 
 

II. Approval of Minutes from 4/19/22 
 

III. Filing of Zoning/Subdivision Ordinances and Official Staff Reports into Record 
 

IV. Postponements/Withdrawals 
 

V. Rezoning & PUD Preliminary Site Plan Approval – (public hearings) 
22-03R – City of Goshen Department of Redevelopment, AP Development, LLC, and Jones Petrie Rafinski 
request a rezoning from Industrial M-1 District to Residential R-3PUD (Planned Unit Development). and 
PUD preliminary site plan approval, for a mixed-use development containing commercial and multi-family 
residential uses, permitting: 
• A 10’ building setback along Plymouth Avenue (where 30’ is required); 
• A 5’ building/parking/aisle setback along 10th Street (where 25’ is required); 
• A 5’ parking/aisle setback along Douglas Street (where 25’ is required); 
• A 0’ patio setback for Building A; 
• One four story building (where three stories are permitted); 
• One building approximately 325’ in length (where 200’ maximum is permitted); 
• Parking stall depth of 18’ (where 20’ is required); 
• Up to 136 dwelling units with approximately 1,250 square feet of lot area per unit (where a maximum of 

78 units are permitted, with a minimum of 2,000 square feet of lot area per unit); 
• 174 parking spaces provided (where approximately 204 spaces are required); 
• Screening along 10th Street and a portion of Plymouth Avenue (adjacent to residential land use) similar to 

what is shown on the PUD preliminary site plan; 
• Five freestanding signs (where three are permitted); and 
• Signs for the retail space. 
The subject property is generally located at 620 E Douglas Street, with approximately 355’ frontage on 
Douglas Street and Plymouth Avenue, approximately 478’ frontage on 10th Street, and containing ± 3.93 
acres. 
 

VI. Audience Items 
 

VII. Staff/Board Items 
 

VIII. Adjournment 



Minutes - Goshen Plan Commission 
Tuesday, April 19, 2022 - 4:00 pm 

Council Chambers, 111 E. Jefferson Street 
Goshen, Indiana 

 
I.    The meeting was called to order with the following members present:  Josh Corwin, Richard Worsham, Tom Holtzinger, Doug Nisley, and 
James Wellington.  Also present were City Planner Rhonda Yoder and Assistant City Attorney James Kolbus.  Absent:  Hesston Lauver, Aracelia 
Manriquez, Rolando Ortiz, and Caleb Morris 
 
II. Approval of Minutes of 3/15/22 – Holtzinger/Wellington 5-0 

 
III. The Zoning/Subdivision Ordinances and Official Staff Reports were unanimously filed into the record:  Holtzinger/Wellington 5-0 
 
IV. Postponements/Withdrawals - None 
 
V. Rezoning  (public hearing) 
22-02R – Elkhart County Board of Commissioners, Daniel L. Jackson, and Jones Petrie Rafinski request approval of a rezoning from Residential R-1 
to Commercial B-3 for property to be added to the Elkhart County court site at 1905 Reliance Road. The subject property is ±0.46 acres, generally 
located on the west side of Reliance Road, south of Elkhart Road, with a common address of 1815 Reliance Road. 
 
Staff Report: 
Ms. Yoder explained this property was annexed into the City in December 2018 and contains a small house with approximately 147’ of frontage 
along Reliance Road.  Today’s request is to rezone from R-1 to B-3 in order to add it to the County court site which surrounds it on the north and 
west.  She noted there is also B-3 zoning to the east and R-1 zoning to the south.  Staff recommends a favorable recommendation to Council. 
 
Petitioner Presentation 
Andrew Cunningham, Jones Petrie Rafinski, 325 S Lafayette Blvd, South Bend, spoke on behalf of the petitioner.  He stated this property will be 
incorporated into the County court site and will likely be used for staff parking and retention.  
 
Audience Comments  
There was no one to speak to the petition. 
 
Close Public Hearing 
 
Staff Discussion: 
There was no discussion amongst Commission members.  
 
Action: 
A motion was made and seconded, Wellington/Nisley, to forward a favorable recommendation for 22-02R to the Goshen Common Council, based on 
Staff analysis. The motion passed unanimously by a vote of 5-0. 
 
VI.  Audience Items 
   None 
 
VII.  Staff/Board Items 

None 
 

VIII. Adjournment  –    4:06 pm Wellington/Holtzinger             
 
Respectfully Submitted: 
 
    
Lori Lipscomb, Recording Secretary 
 
Approved By: 
 
    
Richard Worsham, President                                      
 
    
Tom Holtzinger, Secretary 



 

 

To: Goshen City Plan Commission/Goshen Common Council 

From: Rhonda L. Yoder, Planning & Zoning Administrator 

Subject: 
22-03R, Rezoning & PUD Preliminary Site Plan Approval 
620 E Douglas Street 

Date: May 17, 2022 
 
ANALYSIS               
City of Goshen Department of Redevelopment, AP Development, LLC, and Jones Petrie Rafinski request a rezoning from 
Industrial M-1 District to Residential R-3PUD (Planned Unit Development) and PUD preliminary site plan approval, for a 
mixed-use development containing commercial and multi-family residential uses, permitting: 

 A 10’ building setback along Plymouth Avenue (where 30’ is required); 
 A 5’ building/parking/aisle setback along 10th Street (where 25’ is required); 
 A 5’ parking/aisle setback along Douglas Street (where 25’ is required); 
 A 0’ patio setback for Building A; 
 One four story building (where three stories are permitted); 
 One building approximately 325’ in length (where 200’ maximum is permitted); 
 Parking stall depth of 18’ (where 20’ is required); 
 Up to 136 dwelling units with approximately 1,250 square feet of lot area per unit (where a maximum of 78 units 

are permitted, with a minimum of 2,000 square feet of lot area per unit); 
 174 parking spaces provided (where approximately 204 spaces are required); 
 Screening along 10th Street and a portion of Plymouth Avenue (adjacent to residential land use) similar to what is 

shown on the PUD preliminary site plan; 
 Five freestanding signs (where three are permitted); and 
 Signs for the retail space. 

The subject property is generally located at 620 E Douglas Street, with approximately 355’ frontage on Douglas Street 
and Plymouth Avenue, approximately 478’ frontage on 10th Street, and containing ± 3.93 acres. 
 
The subject property is a single tax parcel, the former Western Rubber, located within the 9th Street industrial corridor, 
zoned Industrial M-1. The 9th Street industrial corridor generally lies between 9th and 10th Streets, extending from 
Madison Street on the north to College Avenue on the south. The land use in the corridor is a mix of industrial, 
commercial and institutional uses, surrounded on both sides by residential uses, and including residential uses within the 
corridor. In places, the industrial zoning extends to the west side of 9th Street and the east side of 10th Street. The M-1 
zoning in the corridor goes back to the City’s first zoning map in 1961. 
 
The subject property was acquired by the City of Goshen in 2008, demolition began in 2009, and environmental 
remediation activities occurred in 2012-13. A No Further Action Determination was issued by IDEM (Indiana Department 
of Environmental Management) on April 1, 2014, for closure of the environmental remediation. An Environmental 
Restrictive Covenant (ERC) was recorded January 16, 2019. The ERC requires amending in order for the residential use 
to proceed. 
 
In 2011-12, the 9th Street Industrial Corridor Plan was developed, focusing on remediation and future development. 
Goals included mixed use development, developing a sense of place, improving mobility and safety, and intra-community 
connectivity. Activities have included the 9th Street bike/pedestrian path (implemented) and the development of a railroad 
Quiet Zone (ongoing). 
 
The proposed rezoning to Residential R-3PUD is requested for a mixed-use commercial/residential development, with 
approximately 5,150 square feet of retail/commercial space, and up to 136 apartments in five buildings. The R-3 District 
is the only zoning district that permits residential apartment development, and the PUD is proposed to approve the mixed 
use and address developmental requirements. 
 



22-03R  2 

Because of the compact nature of the 9th Street corridor, and the close proximity to residential land uses, many existing 
industrial uses have been granted variances for continued development, and new uses of all types within the corridor 
would likely require variances in order for development to be permitted. 
 
When a PUD is developed, it contains specific use and developmental requirements that are in addition to, or in place of, 
the underlying zoning district requirements. A PUD is always tied to a site plan, with a PUD preliminary site plan adopted 
when a PUD is established or modified, and a detailed PUD final site plan reviewed as development occurs. PUD 
preliminary site plans require review as a public hearing at Plan Commission, with final approval by Council. A PUD is 
intended to streamline the review process and provide flexibility based on specific site conditions. 
 
Use & Developmental Requirements 
Mixed Use. In a PUD, uses may be more or less restrictive and commercial uses may be included with residential uses. 
The 5,150 square feet of commercial space is proposed within the south building, which is a four story building with 
20,220 square feet on each floor. The commercial space would be approximately 25% of one floor, and a very small 
percentage of the total building and total development. 
 
Setbacks & Building Height. In a PUD, there are no specific building height or yard requirements, but deviations from 
the requirements are noted, as follows 
 A 10’ building setback along Plymouth Avenue (where 30’ is required); 
 A 5’ building/parking/aisle setback along 10th Street (where 25’ is required); 
 A 5’ parking/aisle setback along Douglas Street (where 25’ is required); 
 A 0’ patio setback for Building A; and 
 One four story building (where three stories are permitted); 
 
Building Length. The R-3 District limits building length to 200 feet, and one building is proposed approximately 325’ in 
length. This is the south building, proposed along the Plymouth Avenue frontage, which at this location should have no 
adverse impact. 
 
Density. The R-3 District requires 2,000 square feet of lot area per dwelling unit, with gross density not exceeding 20 
units per acre. The site has ±3.93 acres which would allow 78 units. Up to 136 unit are proposed, in four, three-story 
buildings and one, four-story building, with approximately 1,250 square feet of lot area provided per unit. The proposed 
density is not inconsistent with the development that exists within the 9th Street corridor, which maximizes use of site 
area. 
 
Parking. The proposed commercial space could hold a number of uses, such as a coffee shop, business incubator space, 
or offices, and each use has different parking calculations, so one space per 400 square feet of floor area is proposed for 
the commercial area, with 5,150 square feet requiring 13 spaces. 
 
For multi-unit residential uses, parking is based on the number of bedrooms. The proposed development would have 27 
studio units (requiring 1 space each) and 109 one- and two-bedroom units (requiring 1.5 spaces each), for a total of 191 
required parking spaces. If the 64 one-bedroom units were calculated at 1 space per unit, the total number of required 
residential spaces would be 159. The total number of required spaces would then be 172, with 174 spaces provided. 
 
Parking spaces 18' in depth are proposed, with 24’ driving aisles. 
 
Access. Two access points are proposed on 10th Street. In consultation with Goshen Engineering, a traffic analysis will be 
required. 
 
Sidewalks. New sidewalks are proposed along Plymouth Avenue and 10th Street. Douglas Street no longer connects 
across the railroad tracks, and no sidewalk is therefore proposed/required. 
 
Landscaping. The PUD preliminary site plan includes streetside and parking lot trees meeting Zoning Ordinance 
requirements, along with foundation landscaping and trees along the west property line. In the R-3 District, partial 
landscaping is required adjacent to neighboring one- and two-family residential land use, with neighboring including 
across the street. In this case there is neighboring one family residential land use on the east side of 10th Street and along 



22-03R  3 

a portion of the south side of Plymouth Avenue. Screening as shown along 10th and Plymouth, including small trees, 
shrubs and streetside trees, is proposed to buffer the apartment development from adjacent one family residences.  
 
Signs. The R-3 District allows non-illuminated signs only, and only ground signs, with maximum aggregate area of 8 
square feet (one face), except that apartment complexes are allowed one monument freestanding sign per street frontage, 
with each sign limited to 32 square feet in area and 8’ in height. Requested signs include one sign per building, a sign on 
the screen wall near the patio, and wall signs for the retail space. No details on size, location or specific sign types were 
provided. 
 
Staff recommends signs be permitted as follows: 
o One wall or monument freestanding sign per building for Buildings B, C, D and E, limited to 20 square feet in area 

and 5’ in height (if freestanding). 
o For Building A: 
 One sign located on the short screen wall near the outdoor patio, limited to 20 square feet in area. 
 One monument freestanding sign, limited to 20 square feet in area and 5’ in height. 
 Two wall signs, limited to 20 square feet in area. 

o One ground sign (8 square feet in area and 3’ in height) for each public street driveway access. 
o All signs shall be non-illuminated, internally and externally. 
o All signs shall be located completely on private property, with no specific setback requirements, subject to visibility 

requirements. 
o Freestanding signs, except ground signs, shall be located in landscaped areas as defined by the Zoning Ordinance. 
o Permitted wall signs may be flush mounted or projecting. 
o Temporary and/or mobile signs shall be prohibited. 
 
PUD preliminary site plan approval is a conceptual site plan approval, and PUD final site plan review, including 
landscaping and lighting plans, will be required, which is submitted as part of the City's administrative site plan review 
process, Technical Review, and may be reviewed by Staff, on behalf of the Plan Commission. 
 
RECOMMENDATIONS             
Staff recommends the Plan Commission forward a favorable recommendation to Goshen Common Council for the 
rezoning and PUD preliminary site plan approval, based upon the following, and with the following conditions:  
1. The proposed development is compatible with the existing mixed use corridor, is less intensive than an industrial use, 

and is consistent with the 9th Street corridor plan goals of developing a sense of place and promoting intra-community 
connectivity. 

2. The proposed development is consistent with the Comprehensive Plan, including: 
 Land Use, Goal L-1: Prioritize the reuse and redevelopment of existing land and structures. 
 Land Use, Goal L-7: Encourage small-scale, neighborhood commercial development. 
 Neighborhoods & Housing, Goal N-1: Revitalize, sustain and enhance urban core neighborhoods. 
 Neighborhoods & Housing, Goal N-6: Encourage compact and connected residential development. 
 Neighborhoods & Housing, Goal N-7: Expand housing options and opportunities. 
 Natural Environment, Goal NE-2.4: Direct growth toward existing development and away from undeveloped 

space such as farmland, wetlands and forests. 
3. Except as modified by specific PUD conditions, the approved PUD preliminary site plan is Ariel Cycleworks Goshen, 

Exhibit B, dated April 27, 2022, by Jones, Petrie, Rafinski, permitting: 
 A mixed-use development containing commercial and multi-family residential uses; 
 A 10’ building setback along Plymouth Avenue; 
 A 5’ building/parking/aisle setback along 10th Street; 
 A 5’ parking/aisle setback along Douglas Street; 
 A 0’ patio setback for Building A; 
 One four story building; 
 One building approximately 325’ in length; 
 Parking stall depth of 18 feet; 
 Up to 136 dwelling units with approximately 1,250 square feet of lot area per unit; 
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 Commercial parking calculated at one space per 400 square feet, and residential parking calculated at 1 space per 
studio and one-bedroom units and 1.5 spaces per two-bedroom unit; 

 Screening similar to what is shown on the PUD preliminary site plan; and 
 Signs as follows: 

o One wall or monument freestanding sign per building for Buildings B, C, D and E, limited to 20 square feet in 
area and 5’ in height (if freestanding). 

o For Building A: 
 One sign located on the short screen wall near the outdoor patio, limited to 20 square feet in area. 
 One monument freestanding sign, limited to 20 square feet in area and 5’ in height. 
 Two wall signs, limited to 20 square feet in area. 

o One ground sign (8 square feet in area and 3’ in height) for each public street driveway access. 
o All signs shall be non-illuminated, internally and externally. 
o All signs shall be located completely on private property, with no specific setback requirements, subject to 

visibility requirements. 
o Freestanding signs, except ground signs, shall be located in landscaped areas as defined by the Zoning 

Ordinance. 
o Permitted wall signs may be flush mounted or projecting. 
o Temporary and/or mobile signs shall be prohibited. 

4. Except as modified by the PUD, development shall follow R-3 District requirements. 
5. Lighting shall be directed down and away from adjacent residential properties, and shall prevent illumination, glare or 

reflection on adjacent properties, with a lighting plan required as part of the PUD final site plan submittal. 
6. Sidewalks are required adjacent to all public streets, except Douglas Street. 
7. A PUD final site plan, including landscaping and lighting plans, shall be submitted and approved prior to a zoning 

clearance form/building permit being issued. 
8. In consultation with Goshen City Engineering, a traffic analysis is required. 
9. Site plan approval by Goshen City Engineering is required for site drainage, post construction, site utilities and right-

of-way access, as applicable, before a zoning clearance/building permit is issued. 
10. The Goshen Fire Department shall approve the plan for fire protection (including hydrant placement and access) as 

part of Technical Review. 
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NARRATIVE SUMMARY OF ARIEL CYCLEWORKS MAJOR 
RESIDENTIAL DEVELOPMENT AND CAPITAL IMPROVEMENT 

PROJECT AND ZONING APPROVALS 
 

1. Background. The Petitioner, Ariel Cycleworks LLC (“Owner”) is a single purpose 
entity formed solely for the purpose of acquiring, development and operating the Project (as 
defined below).  Ariel Cycleworks is controlled by AP Development LLC (“APD”), an Indiana 
limited liability company formed in 2011with offices in Brownsburg, Indiana.  Jon Anderson is 
the founder and principal of APD and APD is the sole member of Owner.  

 
Owner and APD have entered into an Economic Development Agreement with the City of 

Goshen to acquire approximately 3.93 acres of real estate located on the northwest corner of 
Plymouth Avenue and 10th Street in Goshen, Indiana (the “Real Estate”) from the City of Goshen 
Redevelopment Commission.  The currently vacant Real Estate is most commonly known as the 
former location of Western Rubber, which was demolished approximately ten years ago to enable 
the City to perform brownfield remediation on the Real Estate. APD intends to develop a mixed-
use multifamily residential development on the Real Estate which will include a maximum of 136 
apartments in five (5) five apartment buildings with limited mixed-use retail and associated 
parking (the "Project"). 

 
2. Project Site The Real Estate is approximately 3.93 acres and is bounded by 

Plymouth Avenue to the South, 10th Street to the east, Douglas Road to the north and the Norfolk 
Southern rail line to the west. The property is currently zoned Industrial M-1 and owned by the 
City of Goshen Redevelopment Commission.  A description of the Real Estate is attached hereto 
as Exhibit A along with a copy of the site boundary survey and topographic information and made 
a part hereof.  The survey was used as the base for the Site Plan Support Drawing, Exhibit B. 

 
3. Project Summary and Requests. The following is a summary of the technical 

approval or changes needed for the Project to be presented to the Goshen City Plan Commission 
and City Council: 
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A. Site Plan. The creation of the Ariel Cycleworks PUD to include the Real 
Estate, as shown on the Site Plan hereto as Exhibit B attached and made a part hereof. The 
Ariel Cycleworks PUD will include landscaping, defined setbacks, parking, signage, 
access, and screening as shown on the attached Site Plan and other exhibits attached to 
this Summary. The site will be rezoned from Industrial M-1 to Residential R-3 PUD, so 
that the Ariel Cycleworks PUD will be entirely a R-3 PUD.  

 
B. Conditional Use. The project includes an approximately 5,150 sft retail 

space which is not permitted in a Residential R-3 zone. This petition is seeking approval 
for a use variance for this proposed space. 

 
C. Setbacks. The Petition, as shown on the Site Plan, includes setback requests 

as follows: (i) 5' setback along Douglas Street; (ii) 5' setback along 10th Street; (iii) 10' 
setback along Plymouth Avenue, and (iv) 5’ side yard setback along the west property 
line, all as shown on the attached Site Plan.  Proposed building overhangs will be located 
at building entrances and shall not pass any established setback line, there are no proposed 
roof overhangs. 

 
D. Parking Spaces. The Petitioner seeks approval for the parking spaces 

identified in the Site Plan to be 18' deep instead of 20' as typically required by the City.  
The Petitioner also seeks approval of a reduction from 1.5 parking spaces for 64 single 
bedroom apartment units to one parking space each.  This reduction of parking space 
counts would allow total parking from 204 to 174 parking spaces as shown on the Site 
Plan.  

 
E. Access Points. A development variance is requested for the two access 

points off 10th Street (a collector street) as shown on the attached Site Plan. The access 
points provide for safe and efficient traffic flow on the property and will eliminate 
bottlenecking at entrances.  

 
F. Landscaping/screening. The proposed landscape plan is included Site Plan 

Support Drawing `and made a part hereof. Owner is working with City staff to develop a 
landscape plan that conforms with the City landscape ordinance but is requesting some 
flexibility with regards to the location of certain species of trees in order to promote good 
frontage visibility and partial landscape buffering with the residential properties to its east. 
The proposed variance from the landscape requirements is set forth on the attached 
landscape plan.  

 
G. Signage. Owner is proposing to include development identification signage 

to be placed on the face of a short screen wall near the retail space outdoor patio. This 
patio is to be constructed near the corner of 10th street and Plymouth Avenue.  

 
H. Lighting. The Safety and security for residents, employees and customers 

is paramount for the Owner. APD develops its sites to have safe and efficient parking lot 
lighting that utilizes highly efficient LED light fixtures. All exterior lighting will comply 
with City ordinance to minimize light pollution leaving the property. 

 
I. Sidewalks. The project will construct new sidewalks along Plymouth 

Avenue and 10th Street within the public right-of-way. Sidewalks will be constructed 
within the project site to provide safe and efficient pedestrian access to the buildings, 
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parking areas and the proposed open space. 
 
J. Stormwater. Due to the limited access to public storm sewer, the anticipated 

on-site stormwater runoff will be managed within the Real Estate through permeable 
pavement, underground storage and alternative best management practices. The project 
team will work with the City of Goshen to determine the best approach for stormwater 
management along Douglas Street, Plymouth Avenue and 10th Street. 

 
K. Miscellaneous. Any other items shown on the Site Plan, but not specifically 

mentioned in this narrative, are included in the overall request of Petitioner for approval of 
the Ariel Cycleworks PUD. 

 
4. Neighbor Discussions.  Representatives of APD facilitated two separate 

neighborhood meetings held on Thursday, November 4, 2021 and Sunday, April 10, 2022.  Please 
see attached Exhibit C for a summary of these meetings.  

 
5. Summary. This Summary is part of, and is to be combined with, formal signed 

Petitions on City of Goshen required forms, relative to the zoning changes, the PUD, property 
legal descriptions, and other endeavors herein referenced. 

 
Ariel Cycleworks LLC 
AP Development LLC    
Dated: May 3, 2022. 
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EXHIBIT C 
 

ARIEL CYCLEWORKS Neighborhood Meeting Notes 
 
Neighborhood Meeting #1 was held at 4PM, Thursday, November 4, 2021, in the Parks Department 
Training Room 
The Neighborhood Meeting was held in the Parks Department office training room on Thursday, November 
4th at 4pm located at the southwest corner of E. Jackson St. and 9th Street.  AP Development LLC worked 
with three neighborhood organizations to get the word out regarding this neighborhood meeting:  
 

• Historic Southside, 
• Parkside, and 
• Reith Park. 

 
While the total attendance was small at six individuals, each of the neighborhoods were represented at the 
meeting by a neighborhood resident.  One neighborhood resident from across 10th Street east of the project 
site not represented by a neighborhood organization was present as well.  Also, Jonathon Schramm a 
Professor from Goshen College’s Institute for Ecological Regeneration attended, too. No City staff or 
representatives of City government attended this neighborhood meeting. 
 

 
 
At that meeting, Matt Rueff of AP Development LLC (APD) presented the conceptual site plan explaining 
the anticipated number of units at around 146 units.  This would likely generate a new resident population of 
between 200-300 residents.  High demand for housing in the Goshen community was presented.  Rent price 
points and the intent of APD to serve renters at an entry level market rate for households earning somewhere 
between 60% to 120% of Area Median Income (AMI) were discussed.  The project is planned to include 
4,000 SF “Maker Space” for potential business partnerships with area schools and college with employment 
networking and a small 1,000 SF coffee shop. 
 
APD also discussed that the site has been a longstanding brownfield in the City of Goshen for more than a 
decade, and that APD’s project fits into the City’s 9th Street Brownfield Area-wide Plan completed about ten 
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years ago to encourage reuses in the 9th Street corridor that supported residential and business development. 
 
Finally, due to storm water constraints of this location within the City of Goshen utility system, the site will 
feature numerous stormwater controls to address storm water runoff. The intent of the stormwater controls 
will be to manage to the maximum rain event for storm water management.  Also, the project is studying the 
possible use of solar power on the roof of the larger building and all appliances will be highly energy 
efficient.   
 
The project will include a common green area in the center of the development which will be inviting for 
residents.  The project will have bike racks and encourage biking for commuting and leisure.  Also, 
sidewalks will connect the development and the neighborhoods to the immediate east and south of the 
project site to the 9th Street Greenway.  Finally, the project will feature a rooftop gathering spot for any 
resident of the development on the roof of the large building that is adjacent to Plymouth Street. 
 
All those in attendance commented. Positive comments were shared about the smart urban design of the 
development and the environmentally sustainable features of the development for storm water controls and 
energy conservation.  The large amount of green space in the center was appreciated.  Residents appreciated 
the pervious pavers in the parking areas as well.  They also liked the connectivity to the City trails and the 
access to schools for residents.  Project concerns focused primarily on potential traffic impacts to the 
surrounding neighborhood that 200 – 300 new residents could create.  The residents spoke about existing 
traffic impacts created by the trains which will be running along the western edge of the site.  These trains 
sometimes stop and create long back-ups primarily along Plymouth St.  It was noted by others that while 
there may be some traffic impacts that it should be much less than a factory of 200-300 employees coming 
and going at the same time.  Attendees cited the impacts the former Western Rubber facility had in its day on 
surrounding traffic.  Other residents commented that Park 33 as multi-family development near Fairfield 
Ave. and Lincolnway East has not created much problem for the surrounding neighborhood as people are 
coming and going at different times of the day, not all at once. The issue of traffic impact was noted as an 
issue for AP Development to better understand. 
 
This neighborhood meeting was adjourned at 5:30 PM. 
 
Neighborhood Meeting #2 was held at 2 PM Sunday, April 10, 2022, at Water Tower Park 
This meeting was organized by David and Carrie Lee, residents who live in proximity to the project site.  
There were an estimated two dozen residents in attendance along with City officials and Jon Anderson and 
Matt Rueff of AP Development LLC.  The meeting was held at the Water Tower Park at the intersection of 
Plymouth Ave. and 9th St. 
 
Jon Anderson introduced AP Development LLC (APD) to those present.  He explained that APD focuses on 
completing redevelopment projects usually focused on multi-family development and mixed-use projects to 
preserve historic buildings such as the former YMCA in Evansville, Indiana or create new reuses such as the 
Backstay Lofts in Union City, Indiana.  APD also focuses on creating new developments on brownfield 
redevelopment sites such as the former Wester Rubber Site in Goshen.  -He presented information on the 
number of units as being near 146 units with studios, 1-bedrooms, and 2-bedrooms.  This would likely 
generate a new resident population of between 200-300 residents.  He discussed that the project is focused 
on creating workforce housing from 60% Area Median Income (AMI) to 120% AMI.  
 
While the site is a brownfield, the City and APD believe appropriate remediation will be completed to allow 
for residential development on the site.  Sustainable environmental features will focus heavily on managing 
storm water management that will provide green solutions, and APD is studying possible solar solutions for 
energy savings as well.  All appliances will be 5-star energy saving efficient. 
 
Anderson explained the intent of Ariel Cycleworks is to be designed with a nod to its history as a bicycle 
manufacturing facility named the Ariel Bicycle Company.  The development will be connected to the 9th 
Street Greenway, and bicycle use for commuting and recreation will be emphasized by the development with 
bicycle storage area for residents. 
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Jon Anderson and Matt Rueff took questions from those in attendance.  These questions focused on the 
traffic impact and parking for the development including negative impact on Plymouth Avenue backups 
during train peaks early morning and evening commuting times.  It was emphasized that a traffic study will 
be completed during the site plan approval process.  In response to questions about design of the buildings, 
Anderson emphasized that the buildings are to complement existing and historic architecture of the area and 
that brick and other durable materials will be used on the exterior of all the buildings. 
While a couple of residents expressed concern about any change to the site, most residents in attendance 
voiced their support overall for the project with the emphasis to figure out how best to handle traffic flow 
and on-site parking.  Overall, most who attended the neighborhood meeting expressed general support for 
the Ariel Cycleworks project. 
 
The meeting was adjourned at 3 PM with one-on-one discussions with APD ending around 3:30 PM. 

 
 






