
Agenda 
GOSHEN PLAN COMMISSION 

Tuesday, January 21, 2025, 4:00 pm 
Council Chambers, 111 E. Jefferson Street, Goshen, Indiana 

 
**Please turn off all cell phones** 

 
 

I. Roll Call 
 

II. 2025 Plan Commission Appointments 
 

III. Election of 2025 Officers 
• President 
• Vice President 
• Secretary 
 

IV. Approval of Minutes from 12/17/24 
 

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

VI. Postponements/Withdrawals 
 

VII. Rezoning (public hearing) 
25-01R – City of Goshen, Indiana, Lacasa Inc, and Abonmarche Consultants request the rezoning of Lots 2 
and 3 of Lincoln Avenue Subdivision, with Lot 2 to be rezoned from Residential R-1, Industrial M-2 and 
Industrial M-1 to Industrial M-1, to create a single zoning district, and with Lot 3 to be rezoned from 
Residential R-1 to Residential R-3, to allow for multi-unit residential development. 
 

VIII. Partial Plat Vacation (public hearing) 
25-01V – City of Goshen, Indiana, Lacasa Inc, and Abonmarche Consultants request a partial plat vacation 
for Lot 3 of Lincoln Avenue Subdivision, to reduce the 35’ platted front building/parking/driving aisle 
setback along Lincoln Avenue to 9 feet. The reduced setback is requested to facilitate development outside 
the floodplain. A rezoning from Residential R-1 to Residential R-3 is pending. 
 

IX. Audience Items 
 

X. Staff/Board Items 
• Staff Review - Report 
 

XI. Adjournment 



Minutes - Goshen Plan Commission 
Tuesday, December 17, 2024 - 4:00 pm 

Council Chambers, 111 E. Jefferson Street 
Goshen, Indiana 

 
I.    The meeting was called to order with the following members present: Richard Worsham, Hesston Lauver, Tom 
Holtzinger, Doug Nisley, Caleb Morris, James Wellington, and Rolando Ortiz.  Also present were City Planner Rhonda 
Yoder and Assistant City Attorney James Kolbus.   Absent:  Aracelia Manriquez 
 
II. Approval of Minutes from 10/15/24 – Holtzinger/Lauver 7-0 
 
III. Filing of Zoning/Subdivision Ordinances and Official Staff Reports into Record – Holtzinger/Wellington 7-0 

 
IV. Postponements/Withdrawals - None 

 
V. Minor Subdivision (public hearing) 
24-06SUB – River Art, LLC, City of Goshen Redevelopment, and Abonmarche Consultants request approval of a two-
lot minor subdivision, Replat of Lot A in Hawks Building Minor Subdivision, to separate the building from the 
undeveloped land, with the undeveloped land to be transferred to the City of Goshen for public green space and 
possible underground stormwater management area. The subject property is Lot A of Hawks Building Minor 
Subdivision, generally located at 303 River Race Drive, zoned Commercial B-2PUD. 

 
Staff Report: 
Ms. Yoder explained this is Lot A of Hawks Building Minor Subdivision.  The subdivision had two lots, A & B, which 
split the existing building on the property.  Lot A has the north portion of the Hawks building which is mixed use 
residential and commercial.  It has pedestrian access to the Millrace Canal and an undeveloped area north of the 
pedestrian access.  The purpose of the subdivision is to separate the building from the undeveloped land, with the 
undeveloped land to be transferred to the City of Goshen for public green space and possibly an underground 
stormwater management area.  She advised that the B-2 and Hawks Building PUD requirements are met, but referred to 
a list of technical corrections for the plat which have been listed in the Staff Report.  She explained that because 
conditions and corrections are required, the minor subdivision can’t be approved in one phase.  Corrections will need to 
be submitted for review by staff, then the plat will be accepted by the Board of Works, followed by approval and 
signing by staff on behalf of the Plan Commission. 
 
Staff recommends the Plan Commission grant conditional approval with the listed conditions. 
 
Petitioner Presentation: 
Brad Mosness, Abonmarche, 303 River Race Drive, spoke on behalf of the petitioner.  He stated they will address the 
City’s comments and resubmit for review. 
 
Mr. Lauver questioned how the underground water containment would work. 
Mr. Mosness stated it is his understanding the green area being split off will be used for a future drainage system for 
the property directly east of it. 
Ms. Yoder added there is a vacant lot on the east side of River Race Drive.  At one time, it was proposed for River Art 
Apartments and part of their stormwater detention was underground storage on this lot.  The design isn’t done, but it’s 
preparing for that possibility.  There would be no surface storage; it would all be underground with greenspace above. 
 
Mr. Wellington asked who will manage the greenspace. 
Ms. Yoder responded it will belong to the City of Goshen.  She stated she doesn’t know if anything has been decided, 
but it could become a park. 
 
Mr. Wellington asked how water is stored underground. 
Dustin Sailor, Director of Public Works, responded the intent is for the runoff from the roof and hard surface area 
across the street to drain through pipes under the road, go through an infiltration chamber, and eventually discharge into 
the Millrace. 
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Audience Comments: 
J.C. Schrock, 1516 S Indiana Avenue, spoke to the petition.  He stated he and his wife own 315 S 3rd Street and asked if 
the City owns this property, including the Hawks Building. 
Ms. Yoder replied the property is owned by River Art, LLC. 
Mr. Schrock asked if River Art also owns the property across the street. 
Ms. Yoder responded she did not know who owns that property. 
Mr. Schrock stated he has no concerns with subdividing the parcel and asked if River Art will still own both parcels. 
Ms. Yoder replied that River Art would own Lot 2 which is the north end of the Hawks Building and Lot 1 would be 
transferred to the City of Goshen.  Ms. Yoder went on to say the north section (Lot 1) was always intended for 
greenspace and underground storage; it is just happening now so the City can own the property. 
 
Close Public Hearing 
 
Staff Discussion: 
There was no discussion amongst Staff members. 
 
Action: 
A motion was made and seconded, Wellington/Holtzinger, to grant conditional approval for 24-06SUB, based upon the 
Staff Analysis and with the conditions listed in the Staff Report. The motion passed unanimously by a vote of 7-0. 
 
VI. Audience Items 
   None 
 
VII. Staff/Board Items 

• 2025 Plan Commission & Board of Zoning Appeals Schedule – Approval 
Ms. Yoder noted for the record that the 2025 Plan Commission and BZA calendar with meeting dates and filing 
deadlines is included in the packets and a motion and vote is required by the Plan Commission.  
 
Action: 
A motion was made and seconded, Lauver/Wellington, to approve the 2025 Plan Commission and Board of Zoning 
Appeals schedule.  The motion passed unanimously by a vote of 7-0. 

 
• Report of the Goshen Economic Development Commission Concerning the Proposed Project to Serve an 

Economic Development Facility for Cherry Creek, LLC 
 
Ms. Yoder explained this report is required to be presented to the Plan Commission and noted in the minutes that it was 
presented.  The action occurs at the time it is received, with the chair of the Plan Commission signing to acknowledge 
the report has been received, and Richard has already done that.  It is on the agenda now because there was no meeting 
in November.  No further action is required and it will be noted in the minutes that the report was presented to the Plan 
Commission. 
 
VIII: Adjournment  –  4:14  pm       Nisley/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: 
25-01R – Rezoning, Lincoln Avenue Subdivision 
Lot 2, Residential R-1, Industrial M-2 and Industrial M-1 to Industrial M-1 
Lot 3, Residential R-1 to Residential R-3 

Date: January 21, 2025 

 
ANALYSIS               
City of Goshen, Indiana, Lacasa Inc, and Abonmarche Consultants request the rezoning of Lots 2 and 3 of Lincoln 
Avenue Subdivision, with Lot 2 to be rezoned from Residential R-1, Industrial M-2 and Industrial M-1 to Industrial M-1, 
to create a single zoning district, and with Lot 3 to be rezoned from Residential R-1 to Residential R-3, to allow for multi-
unit residential development. 
 
The subject property is Lots 2 and 3 of Lincoln Avenue Subdivision, with a mix of existing zoning. The Lincoln Avenue 
Subdivision is a three-lot subdivision created from approximately 18 tax parcels, many of which were unplatted. Prior 
uses included approximately 12 residential dwellings, a salvage yard, and a grocery store that remains on Lot 1. At the 
time the subdivision was created, it was recognized that a rezoning would occur at some point, but a rezoning did not 
proceed then because no specific use was proposed for Lot 3, and Lots 2 and 1 did not require a rezoning. 
 
Lot 2 is currently developed with a City of Goshen stormwater detention basin and includes regulatory Floodway to the 
south and west of Lot 3. Lot 3 is proposed for multi-unit residential development. 
 
Lot 2: Residential R-1, Industrial M-2 and Industrial M-1 to Industrial M-1 
The purpose of the Lot 2 rezoning is to create a single zoning district following the consolidation of multiple parcels with 
different zoning districts as part of the subdivision process. M-1 is the adjacent zoning to the south, east and north, and the 
single district M-1 zoning will not impact any of the adjacent properties. It is anticipated that Lot 2 will remain under City 
of Goshen ownership, and because of the existing stormwater detention basin and regulatory Floodway further 
development is unlikely. Lot 2 meets the M-1 District requirements for minimum frontage and lot area. 
 
Lot 3: Residential R-1 to Residential R-3 
The purpose of the Lot 3 rezoning is to allow for multi-unit residential development. Although there is not adjacent R-3 
zoning, there is R-2 zoning on the north side of Lincoln Avenue, and the existing Lincoln Avenue corridor zoning is a mix 
of many districts. Lot 3 meets the R-3 District requirements for minimum frontage and lot area. 
 
The rezoning petition is not subject to site plan review, but a preliminary site plan has been provided and is included for 
informational purposes. Site plan review will occur through the City’s Technical Review process. Based on the 
preliminary site plan, R-3 developmental requirements are able to be met, except for the front setback along Lincoln 
Avenue. The setback is being addressed through a concurrent partial plat vacation request. 
 
The proposed rezonings are consistent with the existing zoning and mixed land use in the Lincoln Avenue corridor, and 
the requirements of the M-1 and R-3 Districts are able to be met, except as addressed through a partial plat vacation 
request to relax the platted front setback of Lot 3. 
 
RECOMMENDATION             
Staff recommends the Plan Commission forward a favorable recommendation to Goshen Common Council for the 
rezoning of Lots 2 and 3 of Lincoln Avenue Subdivision, with Lot 2 to be rezoned from Residential R-1, Industrial M-2 
and Industrial M-1 to Industrial M-1, and with Lot 3 to be rezoned from Residential R-1 to Residential R-3, based upon 
the following:  
1. The rezonings are consistent with the existing zoning and mixed land use in the Lincoln Avenue corridor. 
2. The requirements of the M-1 and R-3 Districts are able to be met, except as addressed through a partial plat vacation 

request to relax the platted front setback of Lot 3. 
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To: Goshen City Plan Commission 

From: Rhonda L. Yoder, Planning & Zoning Administrator 

Subject: 
25-01V – Partial Plat Vacation 
Lot 3, Lincoln Avenue Subdivision 

Date: January 21, 2025 
 

ANALYSIS              
City of Goshen, Indiana, Lacasa Inc, and Abonmarche Consultants request a partial plat vacation for Lot 3 of 
Lincoln Avenue Subdivision, to reduce the 35’ platted front building/parking/driving aisle setback along Lincoln 
Avenue to 9 feet. The reduced setback is requested to facilitate development outside the floodplain. A rezoning 
from Residential R-1 to Residential R-3 is pending. 
 
Per Indiana Code 36-7-4-711, an application by an individual property owner for a reduction/removal of a portion 
of a recorded plat can only be granted by the Plan Commission, through an application to vacate a portion of the 
plat, which is a public hearing that requires notification to all owners within the subdivision and recording of the 
decision. 
 
The Plan Commission may approve the vacation of all or part of a recorded plat only upon a determination that: 
(1) Conditions in the platted area have changed so as to defeat the original purpose of the plat; 
(2) It is in the public interest to vacate all or part of the plat; and 
(3) The value of that part of the land in the plat not owned by the petitioner will not be diminished by the 
vacation. 
 
The Lincoln Avenue Subdivision plat was recorded in August 2024, including a 35’ front 
building/parking/driving aisle setback along Lincoln Avenue, which is the required setback for an arterial street. 
The plat dedicated additional right of way from the centerline south to meet the arterial street standard. 
 
The Lincoln Avenue Subdivision is a three-lot subdivision created from approximately 18 tax parcels. Prior uses 
included approximately 12 residential dwellings, a salvage yard, and a grocery store that remains on Lot 1. Lot 2 
is developed with a City of Goshen stormwater detention basin and includes regulatory Floodway. Lot 3 is 
proposed for multi-unit residential development. 
 
Lot 3 is owned by the City of Goshen, and on December 30, 2024, the Goshen Common Council approved a 
Memorandum of Intent to Execute 99 Year Lease with Lacasa of Goshen Inc., for a proposed six-unit residential 
dwelling on a portion of Lot 3. Lacasa intends to apply for federal funds for the project, which require the entire 
project area to be located outside the floodplain, including the 0.2% Annual Chance Flood. The floodplain 
boundaries are shown on the proposed site plan and aerial. The reduced setback is requested because of the 
extensive floodplain on the property which leaves a small area able to be developed based on the federal funding 
requirements. 
 
RECOMMENDATIONS            
Staff recommends the Plan Commission approve the partial plat vacation to reduce the 35’ platted front 
building/parking/driving aisle setback along Lincoln Avenue to 9 feet, for Lot 3 of Lincoln Avenue Subdivision, 
based upon the following and with the following conditions:  
1. The original purpose of Lincoln Avenue Subdivision was primarily to consolidate parcels and create an 

additional lot for future development, and at the time the subdivision was created no specific use was 
proposed for Lot 3. The changed conditions are that this specific development cannot be located in the 
floodplain because of federal funding requirements, and the development cannot be located outside the 
floodplain without a setback reduction. 



25-01V  2 

2. It is in the public interest to approve the reduced setback, as the reduced setback allows development outside 
the floodplain and use of the property consistent with the existing Lincoln Avenue corridor, and leaves 
extensive undeveloped area as greenspace. 

3. The value of that part of the land in the plat not owned by the petitioner will not be diminished by the 
vacation, as the reduced setback is for Lot 3 only and the partial plat vacation has no other impact on the 
original subdivision. 

4. Other than the reduced front setback, all R-3 developmental requirements will be met. 
5. The partial plat vacation shall be approved contingent on the Goshen Common Council approving the 

requested rezoning from Residential R-1 to Residential R-3, and the partial plat vacation shall be recorded 
only after the rezoning is approved and the rezoning ordinance signed. 

6. If the rezoning is not approved by the Goshen Common Council, the partial plat vacation will be deemed null 
and void. 

7. If approved, the partial plat vacation drawing requires the following update: 
 Plan Commission Staff Approval shall be deleted and replaced with Plan Commission Approval, to be 

signed by Plan Commission president and secretary. 
8. The updated partial plat vacation drawing shall be provided to the Planning office for final review and 

signature by the Plan Commission president and secretary. 
9. After the partial plat vacation drawing is reviewed by the Planning office and signed by the Plan Commission 

president and secretary, it shall be recorded by the petitioner, with a clear, full-size recorded copy provided to 
the Planning office. 

10. The recorded partial plat vacation drawing shall be provided to the Planning office before a zoning letter is 
issued, before a zoning clearance form is signed, before any permits are issued, and before work begins. 
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MEMORANDUM 
 

 

TO:  Goshen Plan Commission 
 
FROM:  Rhonda Yoder, City Planner 
 
DATE:  January 21, 2025 
 
RE:  Staff Review Report 
 
On May 17, 2016, Ordinance 4866 was adopted by City Council, amending the Zoning and Subdivision Ordinances to 
permit Staff to review non-public hearing items on behalf of the Plan Commission. 
 
At the time of Staff’s report to Plan Commission in November 2017, six Plan Commission meetings had been cancelled 
in 2017 due to lack of agenda items, with Staff reviewing 15 items on behalf of Plan Commission from January to 
November 2017. 
 
In calendar year 2024, four Plan Commission meetings were cancelled due to lack of agenda items, with Staff 
reviewing the following 16 items on behalf of Plan Commission: 
 February 2024 

o Secondary subdivision (Lincoln Avenue) 
 March 2024 

o Secondary subdivision (Violett Cemetery) 
 April 2024 

o Secondary subdivision (Red Oak) 
o PUD final site plan (North Meadows) 
o PUD final site plan (Lassus PUD) 
o PUD final site plan (Waterford Commons PUD) 
o PUD final site plan (Yoder-Culp PUD) 

 June 2024 
o PUD final site plan (Gateway South PUD) 

 July 2024 
o PUD final site plan (Market Centre PUD) 
o Secondary subdivision (Zollinger) 

 August 2024 
o PUD final site plan (Waterford Commons PUD) 
o Secondary subdivision (first East College replat) 

 October 2024 
o Secondary subdivision (Double Oak) 
o Special Use final site plan (Oaklawn) 
o PUD final site plan (Ariel Cycleworks PUD) 
o Secondary subdivision (second East College replat) 

 
The list indicates the first review of each item, but many items require revisions after the first submittal so there are 
typically several follow up reviews for each item. 
 
Staff review typically occurs concurrently with Technical Review (the City’s administrative plan review process), 
which keeps items moving through the review process at the same pace for all departments on a three-week cycle. 
Revisions are also reviewed concurrently with other City departments. 

Rhonda L. Yoder, AICP 
PLANNING & ZONING DEPARTMENT, CITY OF GOSHEN 
204 East Jefferson Street, Suite 4  Goshen, IN 46528-3405 
 
Phone (574) 537-3815  Fax (574) 533-8626  TDD (574) 534-3185   
rhondayoder@goshencity.com  www.goshenindiana.org   




