
Agenda 
GOSHEN PLAN COMMISSION 

Tuesday, January 16, 2024, 4:00 pm 
Council Chambers, 111 E. Jefferson Street, Goshen, Indiana 

 
**Please turn off all cell phones** 

 
 

I. Roll Call 
 

II. 2024 Plan Commission Appointments 
 

III. Election of 2024 Officers 
 President 
 Vice President 
 Secretary 
 

IV. Approval of Minutes from 12/19/23 
 

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

VI. Postponements/Withdrawals 
 

VII. Primary Subdivision (public hearing) 
24-01SUB – Cherry Creek, LLC, Waterford Commons Business Park, LLC, and Abonmarche Consultants 
request primary subdivision approval for a 483-lot major mixed use (residential & commercial) subdivision, 
Cherry Creek. The subject property is generally located west of Dierdorff Road, north of Waterford Mills 
Parkway, east of Regent Street, and south of Waterford Mills Parkway on the west side of Regent Street, 
containing ±180 acres, zoned Residential R-3PUD. 
 

VIII. Vacation (public hearing) 
24-01V – City of Goshen Department of Redevelopment, Cherry Creek, LLC, and Abonmarche Consultants 
request the vacation of unimproved public right of way generally located east of Regent Street, north of 
Waterford Mills Parkway. The right of way is ±0.79 acres and was dedicated in 2006 but has not been 
improved or used as right of way. It is within a City-owned retention area and an area to be developed as part 
of Cherry Creek subdivision. 
 

IX. Audience Items 
 

X. Staff/Board Items 
 

XI. Adjournment 



To: Goshen City Plan Commission 

From: Rhonda L. Yoder, Planning & Zoning Administrator 

Subject: 24-01SUB, Primary Approval of a Major Subdivision, Cherry Creek 

Date: January 16, 2024 

 
ANALYSIS              
Cherry Creek, LLC, Waterford Commons Business Park, LLC, and Abonmarche Consultants request primary 
subdivision approval for a 483-lot major mixed use (residential & commercial) subdivision, Cherry Creek. The 
subject property is generally located west of Dierdorff Road, north of Waterford Mills Parkway, east of Regent 
Street, and south of Waterford Mills Parkway on the west side of Regent Street, containing ±180 acres, zoned 
Residential R-3PUD. 
 
According to the Goshen Subdivision Ordinance (SO), a major subdivision involves two or more lots along with 
the establishment of a new street or easement of access, and substantial changes to existing drainage systems. 
Major subdivision approval occurs in two phases, primary subdivision and secondary subdivision. The primary 
subdivision is intended to show a total development plan, including physical features, proposed lot layout, 
proposed street patterns, land to be reserved for public use, sewer and water extensions, and drainage facilities. 
The Plan Commission determines if the proposed development plan is suitable for the proposed site. 
 
The Plan Commission has exclusive control over primary and secondary subdivision approvals. Subdivision 
applications may be granted approval, granted approval with conditions, or disapproved (SO Section 530). 
Approval may be granted only if the conditions of the Goshen Subdivision Ordinance are met. The Plan 
Commission may waive only those conditions found exclusively in the Goshen Subdivision Ordinance, and may 
not waive any standards found in the Goshen Zoning Ordinance. 
 
The Cherry Creek primary subdivision includes Sheets 1-14 with layout details and overall subdivision drainage 
(copies provided) and Sheets 15-28 with drainage, utility and grading details (copies not provided). A preliminary 
phasing plan is included. 
 
The Cherry Creek PUD includes the following standards that impact subdivision review: 
a. Maximum residential unit density calculated using the overall Cherry Creek area, including common areas but 

excluding public right of way. 
b. Sidewalks and trails installed generally per Exhibit B of Ordinance 5173, Active Transportation Network. 
c. Lot size, lot width, building height, building coverage and setbacks are not subject to specific standards, but 

provided lot size, lot width, setbacks and building coverage must ensure adequate space to meet all 
developmental requirements, such as landscaping and parking, and to maintain access for all services (fire 
protection, utilities, mail delivery, trash collection, for example). 

 
Evaluation of the Primary Subdivision Plan 
After reviewing the primary subdivision plan for Cherry Creek and the Goshen SO and Cherry Creek PUD 
standards, the following comments/questions must be addressed: 
1. Add east-west match lines as needed for each secondary subdivision. 
2. For each secondary subdivision, lot numbers must be consecutive within that section and into the next 

phase/section. In comparing the phasing plan and the primary subdivision, lot numbers are not always 
consecutive. 

3. Remove building setback lines from plat (in Legend and on drawing) for each secondary subdivision. 
4. Remove parking setback lines from plat (in Legend and on drawing) for each secondary subdivision. 
5. Street Names 

 Starlight Way – Runs in two directions. Per SO, street names change with a major directional change. 
 King Fisher Way – If this is meant to be a bird name reference, it should be Kingfisher (one word) Way. 
 Pelican Parkway – Parkway denotes a wide street, so suggest changing to Pelican Way. 
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 Quail Hollow Drive – Hollow is a suffix type (like Drive), so could be shortened to Quail Hollow. 
6. No lots on dead-end streets will be allowed as part of any secondary subdivision, and streets in each phase 

may not be constructed past an intersection. For example, between Phase 1 and the future Phase 2 on 
Fishermans Way, the street may not be extended past the intersection with Dove Lane, and therefore Lots 
211, 212 and 213 will not be permitted as part of Phase 1. 

7. The maintenance lot and Common Space E appear to be part of Phase 1/Zone 1 but appear to be proposed 
with driveways and not street connections, and more details are required in order to determine how these 
driveway connections would be permitted. All lots and common spaces proposed for development within a 
subdivision section must be part of the secondary subdivision for that section. 

8. All streets with right of way at or exceeding 60’ require a local street label as part of each secondary 
subdivision. For example, Mockingbird Drive 70’ R/W (local). 

9. For each secondary subdivision, boundary and lot line dimensions must have exact dimensions in feet and 
hundredths thereof. 

10. Non-access easements 5’ in width are required along each abutting arterial street, Waterford Mills Parkway 
and Dierdorff Road, and along any interior streets where access will be prohibited, such as Fairways Drive. 
The only exception to the non-access easements will be temporary construction entrances, permitted only 
when authorized by Goshen Engineering through approval of a right of way permit prior to installation. 

11. Easements and agreements required prior to secondary subdivision approval include: 
 Temporary construction easements 
 Off-site easement across City property (Waterford Mills Parkway, for example) for drainage pipes 
 Off-site drainage retention easements, with instrument numbers included on the secondary subdivision 
 Off-site drainage agreements, executed before secondary subdivision approval is granted 
 Trail access easements (on plat) for portions of trail on Cherry Creek property 

12. Dierdorff Road right of way dedication of City parcels is required before the first secondary subdivision is 
submitted for Phase 2. 

13. Final roadway design as recommended by the Cherry Creek Development Traffic Impact Study, dated March 
2023, is required as part of secondary subdivision submittal. 

14. The mail delivery system must be confirmed in writing by the Goshen Post Office as part of secondary 
subdivision submittal. 

 
Conditions to be met prior to secondary approval, and requirements to be completed before construction begins 
and before a zoning clearance/building permit is issued, are outlined in the following section. 
 
RECOMMENDATIONS            
Staff recommends the Plan Commission grant primary approval with conditions for Cherry Creek subdivision, 
based upon the following and including the following conditions: 
1. The Cherry Creek PUD, Zoning Ordinance, and Subdivision Ordinance requirements are met, except as 

noted. 
2. The secondary subdivision shall address the identified technical corrections and Technical Review comments 

provided by Engineering, Stormwater, and Fire, including: 
 Add east-west match lines as needed for each secondary subdivision. 
 For each secondary subdivision, lot numbers must be consecutive within that section and into the next 

phase/section. 
 Remove building setback lines from plat (in Legend and on drawing) for each secondary subdivision. 
 Remove parking setback lines from plat (in Legend and on drawing) for each secondary subdivision. 
 Street name updates: 

o Starlight Way – Runs in two directions. Per SO, street names change with a major directional change. 
o King Fisher Way – If this is meant to be a bird name reference, it should be Kingfisher (one word) 

Way. 
o Pelican Parkway – Parkway denotes a wide street, so suggest changing to Pelican Way. 
o Quail Hollow Drive – Hollow is a suffix type (like Drive), so could be shortened to Quail Hollow. 

 No lots on dead-end streets will be allowed as part of any secondary subdivision, and streets in each phase 
may not be constructed past an intersection. 
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 All lots and common spaces proposed for development within a subdivision section must be part of the 
secondary subdivision for that section. 

 All streets with right of way at or exceeding 60’ require a local street label as part of each secondary 
subdivision. 

 For each secondary subdivision, boundary and lot line dimensions must have exact dimensions in feet and 
hundredths thereof. 

 Non-access easements 5’ in width are required along each abutting arterial street, Waterford Mills 
Parkway and Dierdorff Road, and along any interior streets where access will be prohibited, such as 
Fairways Drive. 

 Easements and agreements required prior to secondary subdivision approval include: 
o Temporary construction easements 
o Easement across City property (Waterford Mills Parkway, for example) for drainage pipes 
o Off-site drainage easements, with instrument numbers included on the secondary subdivision plat 
o Off-site drainage agreements, executed before secondary subdivision approval is granted 
o Trail access easements (on plat) for portions of trail on Cherry Creek property 

 Dierdorff Road right of way dedication of City parcels is required before the first secondary subdivision is 
submitted for Phase 2. 

 Final roadway design as recommended by the Cherry Creek Development Traffic Impact Study, dated 
March 2023, is required as part of secondary subdivision submittal. 

 The mail delivery system must be confirmed in writing by the Goshen Post Office as part of secondary 
subdivision submittal. 

3. The drawings, application and fee for the secondary subdivision shall be submitted to the Planning office, and 
Staff may review on behalf of the Plan Commission. 

4. Per SO Sections 511.6 and 571.10, the final plat shall include all easements dimensioned and identified to 
their specific use, including all existing easements and all required new easements, for access, drainage, and 
water/sewer, for example. 

5. Per SO Sections 512 and 812, an overall subdivision drainage plan shall be prepared and certified by a 
registered engineer or registered land surveyor, submitted to the City Engineer, and approved by the Board of 
Works before secondary approval is granted. 

6. All infrastructure improvements shall be designed and built according to the latest City standards, per SO 
Section 800. 

7. Connection to City water and sewer is required, and utility extension plans shall be approved by the City 
Utility Engineer. 

8. Per SO Section 812, construction drawings shall be submitted to the City Engineer showing all streets, all 
underground utilities, and all other required improvements, including fire hydrants and street and traffic 
control signs. 

9. The final street plan shall be reviewed and approved by the Goshen Fire Department to ensure that access is 
provided for fire trucks as each phase is constructed, including any required temporary turn-arounds. 

10. If the plat is to be finalized and recorded before infrastructure improvements are constructed and accepted for 
maintenance, a performance bond/surety shall be filed with and approved by the City Engineer and the Board 
of Public Works and Safety before construction begins and before secondary approval is granted. 

11. After all identified corrections are made, reviewed and approved, dedications and easements shall be accepted 
by the Board of Works per SO Section 820 before secondary approval is granted. 

12. When secondary approval is granted, the signed plat will be provided to the applicant for recording, with two 
full size recorded copies provided to the City or a clear, full-size PDF submitted via email. 

13. The secondary subdivision shall be reviewed and approved and a recorded plat on file before a zoning 
clearance/building permit is issued for any individual lot. 

14. Following secondary approval, a PUD final site plan, including landscaping, is required for each 
condo/commercial lot, to be reviewed by Staff on behalf of the Plan Commission, with concurrent review 
through Technical Review. 
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To: Goshen City Plan Commission/Goshen Common Council 

From: Rhonda L. Yoder, Planning & Zoning Administrator 

Subject: 
24-01V, Vacation of Unimproved Right of Way 
East of Regent Street, North of Waterford Mills Parkway 

Date: January 16, 2024 

 
ANALYSIS              
City of Goshen Department of Redevelopment, Cherry Creek, LLC, and Abonmarche Consultants request the 
vacation of unimproved public right of way generally located east of Regent Street, north of Waterford Mills 
Parkway. The right of way is ±0.79 acres and was dedicated in 2006 but has not been improved or used as right of 
way. It is within a City-owned retention area and an area to be developed as part of Cherry Creek subdivision. 
 
No existing utilities have been identified in the area to be vacated, so the vacation may occur without a utility 
easement. 
 
According to Indiana Code 36-7-3-13 remonstrance or objection to a vacation may only be filed on the following 
grounds: 
(1) The vacation would hinder the growth or orderly development of the unit or neighborhood in which it is 

located or to which it is contiguous. 
(2) The vacation would make access to the lands of the aggrieved person by means of public way difficult or 

inconvenient. 
(3) The vacation would hinder the public's access to a church, school, or other public building or place. 
(4) The vacation would hinder the use of a public way by the neighborhood in which it is located or to which it is 

contiguous. 
 
The right of way to be vacated is unimproved and does not provide access, so the vacation will not impact access 
or use of the public way. Following the vacation, the vacated area will be transferred to the adjoining property 
owners, City of Goshen Department of Redevelopment and Cherry Creek, LLC. 
 
RECOMMENDATIONS            
Staff recommends the Plan Commission forward a favorable recommendation to Goshen Common Council for, 
and the Common Council approve, the vacation of unimproved public right of way generally located east of 
Regent Street, north of Waterford Mills Parkway, based upon the following:  
1. The proposed vacation will not hinder the growth or orderly development of the neighborhood, as the right of 

way to be vacated has never functioned as public right of way. 
2. The proposed vacation will not make access difficult or inconvenient, as the right of way to be vacated has 

never provided access. 
3. The proposed vacation will not hinder access to a church, school or other public building or place, as the right 

of way to be vacated has never provided any of the described access. 
4. The proposed vacation will not hinder the use of the public way, as the right of way to be vacated has never 

functioned as public right of way. 
5. Because no existing utilities have been identified in the area to be vacated, the vacation may occur without a 

utility easement. 
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The City of Goshen's Digital Data is the property of the City of Goshen and Elkhart County, Indiana. All graphic data supplied by the city and county
has been derived from public records that are constantly undergoing change and is not warranted for content or accuracy.  The city and county do
not guarantee the positional or thematic accuracy of the data.  The cartographic digital files are not a legal representation of any of the features
depicted, and the city and county disclaim any sumption of the legal status they represent.  Any implied warranties, including warranties of
merchantability or fitness for a particular purpose, shall be expressly excluded.  The data represents an actual reproduction of data contained in the
city's or county's computer files. This data may be incomplete or inaccurate, and is subject to modifications and changes. City of Goshen and Elkhart
County cannot be held liable for errors or omissions in the data.  The recipient's use and reliance upon such data is at the recipient's risk. By using
this data, the recipient agrees to protect, hold harmless and indemnify the City of Goshen and Elkhart County and its employees and officers.  This
indemnity covers reasonable attorney fees and all court costs associated with the defense of the city and county arising out of this disclaimer.
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