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Agenda
GOSHEN PLAN COMMISSION
Tuesday, August 19, 2025, 4:00 pm
Council Chambers, 111 E. Jefferson Street, Goshen, Indiana

Roll Call

2025 Plan Commission Appointments
o Annual Appointment by the Board of Public Works & Safety

Approval of Minutes from 6/17/25
Filing of Zoning/Subdivision Ordinances and Official Staff Reports into Record
Postponements/Withdrawals

Rezoning (public hearing)

25-02R - DJSJ, LLC, Wightman, and Creative Design Solutions Inc., request a rezoning from Commercial B-
1 District to Residential R-3 District for development of a two-story apartment building with 24 units. The
subject property is generally located at 1423 Lincolnway East and is zoned Commercial B-1 District.

Primary Subdivision (public hearing)

25-01SUB — HHI Kercher Rd Properties 24, LLC, Lassus Bros. Oil, Inc., Jones Petrie Rafinski, and Yoder,
Ainlay, Ulmer & Buckingham, LLP, request primary subdivision approval for a two-lot major industrial
subdivision. The subject property is generally located at the northeast corner of Lincolnway East and Kercher
Road, and on the west side of Supreme Court, containing +8.3 acres, zoned Industrial M-1.

Primary Subdivision (public hearing)

25-02SUB — Meijer Stores Limited Partnership, First Federal Savings Bank, and Abonmarche request
primary subdivision approval for a two-lot major commercial subdivision, Replat Lot 1 Meijer Subdivision.
The subject property is generally located at 4522 Elkhart Road, Lot 1 of Meijer Subdivision, and is zoned
Commercial B-3PUD (Planned Unit Development), part of the Meijer PUD.

Audience Items

Staff/Board Items

Adjournment

Plan Commission Members

Doug Nisley, Appointed by Council, Term is coextensive with Council term, 1/1/24 — 12/31/27

Dustin Sailor, City Civil Engineer Statutory Appointment, ongoing term

James Wellington, Appointed by Park Board, Term is coextensive with Park Board term, 1/1/23 — 12/31/26
Aracelia Manriquez, Appointed by Mayor, Term 2/20/24 — 12/31/27

Richard Worsham, Appointed by Mayor, Term 1/1/25 — 12/31/28

Tom Holtzinger, Appointed by Mayor, Term 1/1/22 — 12/31/25

Hesston Lauver, Appointed by Mayor, Term 1/1/22 — 12/31/25

Rolando Ortiz, Appointed by Mayor, Term 1/1/23 — 12/31/26



Minutes - Goshen Plan Commission
Tuesday, June 17, 2025 - 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, Tom Holtzinger,
Hesston Lauver, Doug Nisley, Dustin Sailor, Rolando Ortiz and James Wellington. Also present were City Planner
Rhonda Yoder and Assistant City Attorney Don Shuler. Absent: Aracelia Manriquez

I1. 2025 Plan Commission Appointments
o Annual Appointment by the Board of Public Works & Safety - vacant
e Richard Worsham, mayoral appointment to the Plan Commission, was sworn in by Mayor Leichty

Ms. Manriquez joined the meeting at 4:01pm.

I1I. Approval of Minutes from 5/20/25 — Nisley/Holtzinger 8-0

Iv. Filing of Zoning/Subdivision Ordinances and Official Staff Reports into Record: Holtzinger/Manriquez 8-0
V. Postponements/Withdrawals — None

VI PUD Major Change & PUD Preliminary Site Plan Approval (public hearing items)

25-01MA — Meijer Stores Limited Partnership, First Federal Savings Bank, and Abonmarche request a PUD major
change and PUD preliminary site plan approval to permit a bank with drive-through on an undeclared outlot. The outlot is
proposed without street frontage and with access via easements. The proposed outlot is part of the subject property
generally located at 4522 Elkhart Road, Lot 1 of Meijer Subdivision, and is zoned Commercial B-3PUD (Planned Unit
Development), part of the Meijer PUD.

Staff Report

Ms. Yoder explained this is a recommendation to Council. She provided background information on the Meijer PUD,
explaining it was annexed into the City of Goshen in January 1996. She went on to say the 1990 site plan did not include
outlots and all outlots that have been approved since that time have been major changes to the PUD.

She discussed developmental requirements, including that the lot is proposed without street frontage and with access via
easements. She explained this is consistent with a similar lot in Goshen Village Shoppes which is part of the Meijer PUD.
She explained this will also be reviewed by all City departments to ensure safe access and maneuvering. Today’s PUD
major change and preliminary site plan is to approve the conceptual plan, noting that there may be changes based on the
requirements of other departments. She went on to say that PUD districts do not require specific standards for lot size, lot
width, building height, coverage and setbacks, but sites must be designed to have adequate space to meet all other
developmental requirements such as landscaping and parking, and they must provide access for all services.

Onsite parking will meet Zoning Ordinance requirements, and the plans provided didn’t allow signs to be evaluated, so it
is unknown if signs will meet Zoning Ordinance requirements. Sign details will need to be provided at a later date, and
this approval is recommended to be contingent on signs meeting Zoning Ordinance requirements. Landscaping will also
be required, but details were not provided for review. Required landscaping will include the landscaped area for the
freestanding sign along with street trees, and those details will need to be provided with the final site plan. No photometric
plan will be required because there are no adjacent residential properties.

If the PUD major change is approved, subdivision approval will be required to create the outlot and establish the
remainder of Lot 1 of Meijer Subdivision.

Staff recommends the Plan Commission forward a favorable recommendation to Council.
Petitioner Presentation:

Crystal Welsh, 303 River Race Drive, spoke on behalf of the petitioner. She stated this is a good opportunity to allow
people to do banking and shopping in one area. She noted the final landscaping plan and sign package will be part of the
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final site plan approval and they will work with staff to make sure all of those requirements are met.

Audience Comments:
There was no one to speak to the petition.

Close Public Hearing

Staff Discussion:
None

Action:

A motion was made and seconded, Wellington/Nisley, to forward a favorable recommendation to the Goshen Common
Council for 25-01MA based on Staff analysis and with the conditions listed in the Staff Report. The motion passed
unanimously by a vote of 8-0.

VII. Commitment Modification (public hearing)

25-01CM — NRG Holdings, LLC, Burton’s Laundry, and Ancon Construction request a modification to a Plan
Commission Written Commitment to allow a reduction in the required on-site parking for a proposed laundromat, where
the Written Commitment requires on-site parking meeting the Zoning Ordinance requirements. The subject property is
generally located at 301 W Pike Street and is zoned Commercial B-2 District.

Staff Report

Ms. Yoder explained this request is a Plan Commission decision. She provided background information on the site,
noting that it was rezoned to Commercial B-2 in 2020 and included a written commitment which established four
commitments as a condition of the rezoning. Modification of the commitment requires a public hearing at the Plan
Commission.

She explained commitments were required because the location is at the edge of the central business district, and for
example, there are no public parking lots near the site, so one of the requirements was that onsite parking be provided for
the proposed use. The remaining commitments were included to keep the impact on the residential area to a minimum.

This request is to allow a laundromat with associated parking and the proposal is for 44 washing machines. The Zoning
Ordinance would require 48 parking spaces and 23 are proposed. The applicant provided a parking study which was
taken over two different days at two locations similar to the proposed Goshen location and found that during peak times
parking was available at both locations. Staff also looked at four other cities to see how laundromat parking is reviewed
and found that three of the four cities review by spaces per gross floor area, and one reviewed by the number of washing
machines. Compared to the other four cities, it appears Goshen’s parking requirements for laundromats may be excessive.
Because of these comparisons, Staff recommends the commitment modification be approved and that the approval allow
review of laundromat parking for 301 W Pike Street at one space per two washing machines. If the commitment
modification is approved, it would only modify the onsite parking for a laundromat, not for any other uses.

She noted for the record, one email was received by a neighboring property owner in support of the use but asking for the
City to enforce no parking restrictions in the neighborhood.

Petitioner Presentation:

Glen Kauffmann, 19248 Gentle Stream Circle, Goshen, spoke on behalf of the petitioner. He stated this is the third
facility of this size that they would be building and that is how they were able to do the like-for-like parking study, noting
that the other two locations are in Elkhart and South Bend.

Audience Comments:
Rose Marie Jorgensen, 307 New Street, spoke to the petition. She voiced concerns about limited parking on New Street
and 2nd Street and worries that excess parking might impact access to and from her property.

Joelen Heflin, 324 N 2nd Street, also spoke to the petition. She stated she is opposed to this request stating it is not
needed because there are several other laundromats in Goshen. She also voiced concerns that parking will be inadequate
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and that the laundromat will add additional traffic to an already busy corridor.

Glenn Null, 319 Dewey Avenue, also spoke to the petition. He stated area traffic is a large concern and this laundromat
will only add to that.

David Nufer, 2409 Mishawaka Avenue, South Bend, also spoke to the petition. He stated he is the potential owner of the
property and has been in this business for 45 years. Goshen will be their fifteenth location. He stated their biggest day is
on Sunday when they do about 30% of their business. Saturday is about 20% and the remaining 50% is spread throughout
the week. He said the only time they would come close to 23 cars is on Sunday and it is anticipated there will be no more
than 15-17 cars in Goshen on a Sunday. He stated he doesn’t anticipate any vehicles parked in the street. Operating hours
are 8:00 am to 9:00 pm, seven days/week, but closed on some holidays. The store will not be open 24 hours.

Gina Leichty, 412 E Purl Street, also spoke to the petition. She encouraged the Plan Commission to consider this infill
investment being made in the community. She stated she hears the concerns of the neighboring residents but feels this can
be an asset to the community.

Raymond Jorgeson, 307 New Street, also spoke to the petition. He stated there is a nearby laundromat and there are
always people walking down the street with laundry baskets. He states there are a lot of rental properties in the
neighborhood and a lot of people walk to the laundromat. He feels this is the best possible use for the lot.

Close Public Hearing

Staff Discussion:

Mr. Wellington stated the main concern here appears to be parking.

Ms. Yoder replied that there is no more room on the site plan for parking. Part of the issue is that there is only one access
and the dumpster is straight ahead. Garbage trucks and emergency vehicles need space to turn around on site and the
required onsite maneuvering takes away two parking spaces.

Mr. Holtzinger asked is she is comfortable with the results.

Ms. Yoder responded that the studies show parking is adequate during peak days. She also noted that compared to other
jurisdictions, Goshen parking requirements for laundromats appear excessive and it is not reasonable to expect that many
parking spaces. She also agreed with Mr. Jorgeson’s comments that people in the neighborhood will likely walk there.
She also pointed out this is a commercial site and whatever is built there will have to deal with the traffic issues.

Action:
A motion was made and seconded, Wellington/Holtzinger, to approve 25-01CM, following the process listed in the Staff
Report. The motion passed unanimously by a vote of 8-0.

VIII. PUD Major Change (public hearing)

25-02MA — Ryan’s Place, Inc., and SignArt, Inc., request a PUD major change to approve an illuminated monument sign,
where sign illumination (internal and external) is prohibited adjacent to residential use/zoning, and where the approved
PUD site plan was submitted with no sign illumination. The subject property is generally located at 1566 Regent Street
and is zoned Commercial B-4PUD (Planned Unit Development), part of Waterford Commons PUD.

Staff Report

Ms. Yoder explained this is a recommendation to Council. This property, located on the south side of Regent Street,
appeared before the Plan Commission approximately a year ago. Regent Street apartments is located to the west,
Prairieview School to the east, and residential to the north. Development is currently underway on the property for a
single-story office building and parking for Ryan’s Place. When the PUD major change was submitted a year ago, the
complete sign details were not provided. The petitioners were notified of the specific sign requirements at that time and
because the location is adjacent to residential use and zoning, sign illumination is not permitted. She went on to say that
the PUD preliminary site plan that was submitted with the major change and also submitted with the final site plan,
included the note saying no sign illumination is permitted, The review for the illuminated monument sign is a major
change because it a change in the use or the character of the development and the approved site plan specifically states
that no sign illumination will be permitted.
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Staff recommends an unfavorable recommendation be forwarded to the Council.

Mr. Holtzinger asked if there are any illuminated signs in the area.
Ms. Yoder responded none that she is aware of; none on Regent Street.

Petitioner Presentation:

Joseph Craven, 5757 E Cork Street, Kalamazoo, Michigan, spoke on behalf of the petitioner. He explained to
Commission members how the sign would be illuminated, noting that the sign will merely be used to identify themselves
and that the light would not be intrusive, comparing the illumination to a porchlight. He went on to explain that this is a
four-way intersection and the sign will help direct traffic. He stated they can install a timer so the sign could be
illuminated during the fall and winter hours. He went on to say Ryan’s Place is generally open Monday to Friday, from
9:00 am to 5:00 pm, but they do have some afterhours events. The illuminated sign would help people find their way in
the mornings and evening. He also pointed out that approval for the previous sign, 12’ in height and sign area of 60
square feet, was much larger than the proposed sign which is 4’11 high, with a sign area of 25 square feet. He went on to
say that doesn’t speak to the illumination, but they feel they’re very mindful in the design. He also stated without
illumination, the sign they’re constructing will appear to need maintenance. He also pointed out there are internally
illuminated signs along Kercher Road which are adjacent to residential properties, as well as an internally illuminated sign
at the nearby school. He summarized by saying the safety and wayfinding needs will not adversely affect the surrounding
community.

Mr. Holtzinger questioned if illumination is necessary, pointing out hours of the facility are limited. He also commented
that the area is residential, and area neighbors have voiced concerns about the lighting at the nearby baseball field.

Mr. Lauver questioned if only the letters on the sign would be illuminated.
Mr. Craven stated the logo and Ryan’s Place name would be illuminated with diffused light which would present as a
glow.

Mr. Wellington asked if it could only be illuminated after dark.

Mr. Craven stated a timer can be installed.

Ms. Yoder remarked that if the PUD major change is approved, it will include an ordinance and the ordinance can include
conditions. Ifthe Commission wants to recommend approval, she suggested that the illumination for Ryan’s Place only
be approved as presented by the petitioner, with diffused internal lighting only, and possibly on a timer. Any conditions
can be included in the approval.

Audience Comments:
None

Close Public Hearing

Staff Discussion:
Mr. Nisley stated if we start allowing signs because they’re made a little different, we’re likely to be inundated with sign
requests. He pointed out the City has denied other signs and feels we should stick to the ordinance.

Mr. Ortiz stated we might need to revisit some of that because of the lower-level lighting. He also pointed out with
development in this area, we might see this request again.

Ms. Yoder agreed with Mr. Ortiz that technology is changing and perhaps we should look at how to regulate. She went on
to say that currently internal and external illumination is reviewed the same in the ordinance.

Mr. Wellington stated he appreciates that the proposed sign is 1/3 the size of the original approval and feels even with the
illumination this is a better sign.

Action:

A motion was made and seconded, Wellington/Ortiz, to forward a favorable recommendation to the City Council for 25-
02MA, with the condition that the sign only be lit during Ryan’s Place business hours. A roll call vote was requested with
the following outcome: Holtzinger, No; Ortiz, Yes; Lauver, No; Wellington, Yes; Sailor, No; Manriquez, Yes; Worsham,
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No; Nisley, No. The motion failed by a vote of 3-5.

A motion was made, Wellington, to forward no recommendation to the City Council for 25-02MA. The motion failed for
lack of a second.

A motion was made and seconded, Holtzinger/Nisley. to forward an unfavorable recommendation to the City Council for
25-02MA. A roll call vote was requested with the following outcome: Holtzinger, Yes; Lauver, Yes; Wellington, No;
Sailor, Yes; Manriquez, No; Worsham, Yes; Nisley, Yes; Ortiz, No. The motion passed by a vote of 5-3.

IX. Audience Items - None

X. Staff/Board Items

e Unified Development Ordinance Initiative

Mayor Leichty thanked the Plan Commission and Planning staff for their consistent work in supporting the development
of the City of Goshen. She noted they have helped Goshen grow responsibly, by protecting property values, and making
our community special. She stated the zoning and subdivision ordinances are nearly 40 years old, although there has been
a considerable amount of effort to update the ordinances over the years. She stated we are lagging behind and our
ordinances have become quite complex and difficult to navigate for staff, residents, and developers.

She explained she would like to develop a modern, unified development ordinance which would be a combination of the
subdivision ordinance and zoning codes into one document. She stated the new version would use plain language,
modern visuals, and provide a digital access point for community members. She stated this will make government more
efficient, accessible, and user friendly.

She asked that the Plan Commission grant approval for Staff to begin the UDO process. This would include forming a
task force, which would include Plan Commission members, Council members, Board of Zoning Appeals members, and
community members. Advisory groups would convene as needed and input from the community will be necessary. She
stated that staff will hire a qualified planning consultant, estimating that this will be a two-year process with public
engagement throughout the entire time. She asked that the Plan Commission pass the motion to allow staff to initiate this
work.

Action:
A motion was made and seconded, Wellington/Holtzinger, to allow Staff to initiate the UDO process.

Mr. Nisley asked why this is being brought before the Commission today.

Ms. Yoder responded that the Plan Commission initiates changes to the Subdivision and Zoning Ordinances and then
makes a recommendation to the Council.

Mr. Nisley also asked if the Plan Commission has the authority to spend money to hire a consultant.

Mayor Leichty replied that the Council has already approved the funding for this project as part of the 2025 budget.

The motion passed unanimously by a vote of 8-0.

e Resolution 2025-PC01, Resolution of the Goshen Plan Commission Adopting a Policy to Provide Public Notice of
Meetings

Ms. Yoder referred to a memo from the Legal Department that has been included in Plan Commission packet. She

explained the first resolution is based on new statutory requirements for public meetings. It applies to our annual meeting

notice, rescheduled meetings, meeting changes, and special meetings. It will require some changes to the Plan

Commission Rules of Procedure and those will be presented later. Because this resolution is based on statutory

requirements, it should be adopted, and the rules will be updated and brought back to the Plan Commission.

Action:
A motion was made and seconded, Wellington/Lauver, to approve Resolution 2025-PC01 as presented. The motion

passed unanimously by a vote of 8-0.

Ms. Yoder advised that all Commission members will need to sign the resolution.
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e Resolution 2025-PC02, Resolution of the Goshen Plan Commission Adopting an Electronic Meetings Policy to Allow
Members of the Plan Commission to Participate in Meetings by an Electronic Means of Communication
Ms. Yoder explained that 2025-PC02 would allow electronic participation for Plan Commission members. She explained
this is a voluntary policy and electronic participation is allowed with certain rules. She stated if this is adopted we need a
method to ensure we have a quorum of in-person attendance to keep customer petitions on schedule. She further
explained that half of the membership must be present at the meeting to have a quorum, so Staff would need to know
ahead of time if someone plans to attend remotely. She noted that details can be added to the Plan Commission Rules of
Procedure so we know who will be participating electronically.

Mr. Holtzinger asked if one day notice is sufficient.
Ms. Yoder replied that she is not sure how much notice will be necessary, but probably one week. She went on to say if

there is an emergency, we would have to take that into consideration.

Mr. Nisley stated that he is not in favor of this resolution, pointing out if a member is attending remotely they must be
seen and heard and if they cannot be seen, they cannot vote.

Ms. Yoder pointed out that all meetings with electronic participation require roll call votes.

Action:

A motion was made and seconded, Wellington/Lauver, to approve Resolution 2025-PC02 as presented. A roll call vote
was requested with the following outcome: Holtzinger, yes; Ortiz, yes; Lauver, yes; Wellington, yes; Sailor, yes;

Manriquez, yes; Worsham, no; Nisley, no. The motion passed by a vote of 6-2.

Mayor Leichty stated she doesn’t have the policy in front of her but asked if the statute requires a roll call vote if members
are attending electronically.

Ms. Yoder replied that even if it is not in the policy, roll call vote is required by statute, and if adopting the policy what is
required by statute must be followed.

XI. Adjournment — 5:30 pm; Holtzinger/Lauver 8-0

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
Subiect: 25-02R — Rezoning, 1423 Lincolnway East
J ect. Commercial B-1 to Residential R-3
Date: August 19, 2025
ANALYSIS

DJSJ, LLC, Wightman, and Creative Design Solutions Inc., request arezoning from Commercia B-1 District to
Residential R-3 District for development of atwo-story apartment building with 24 units. The subject property is
generally located at 1423 Lincolnway East and is zoned Commercial B-1 District.

The subject property is an existing commercial office building that has historically been zoned neighborhood
commercial. The areaisamix of low-intensity commercial uses and arange of residential land uses, along with a
public park across the street.

The purpose of the rezoning isto alow for multi-unit residential devel opment, using the existing two-story
building for 24 studio and one-bedroom units. Although there is not immediately adjacent R-3 zoning, thereis R-
3 zoning to the west and north, and the area zoning is a mix of many districts. The subject property meetsthe R-3
District requirements for minimum lot area, iswell below maximum density, and all R-3 District developmental
requirements are able to be met.

The R-3 District requires partial landscaping adjacent to single unit and two unit residential land use, which
applies along a portion of the east property line adjacent to 1501 Lincolnway East and along the south property
line adjacent to 1401 and 1402 Ashton Court. A detailed landscape plan will be required as part of site plan
review.

The rezoning petition is not subject to site plan review, but a preliminary site plan has been provided, along with
building elevations, which are included for informational purposes. Site plan review will occur through the City’s
Technical Review process. Based on the preliminary site plan, R-3 District developmental requirements are able
to be met.

The proposed rezoning is consistent with the existing zoning and mixed land use in the area, and the requirements
of the R-3 District are able to be met.

RECOMMENDATION

Staff recommends the Plan Commission forward a favorable recommendation to Goshen Common Council for
the rezoning from Commercial B-1 District to Residential R-3 District, based upon the following:

1. Therezoning is consistent with the existing zoning and mixed land use in the area.

2. Therequirements of the R-3 District are able to be met.
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NOTES

1. PROJECT NAME:

2. PROPERTY ADDRESS: 1423 LINCOLNWAY EAST, GOSHEN, INDIANA
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To: Goshen City Plan Commission

From: Rhonda L. Yoder, Planning & Zoning Administrator
Subiect: 25-01SUB, Major Industrial Subdivision, Primary Approval
Ject: HHI Kercher Rd. Properties 24, LLC Major Subdivision
Date: August 19, 2025
ANALYSIS

HHI Kercher Rd Properties 24, LLC, Lassus Bros. Qil, Inc., Jones Petrie Rafinski, and Y oder, Ainlay, Ulmer &
Buckingham, LLP, request primary subdivision approval for atwo-lot major industrial subdivision. The subject property
is generaly located at the northeast corner of Lincolnway East and Kercher Road, and on the west side of Supreme Court,
containing +8.3 acres, zoned Industrial M-1.

The subject property is two unplatted tax parcels, including a south parcel of £7.26 acres and a north parcel of £1.01
acres. The south parcel has ~533’ frontage along Lincolnway East, ~392' frontage along Kercher Road, and ~705’
frontage along Supreme Court. The north parcel has ~400’ frontage along Supreme Court.

The proposed subdivision will create a 4.48-acre lot from the south parcel and combine the remainder with the north
parcel for a second lot with 3.08 acres. The existing right of way along Kercher Road does not meet arterial road
standards, and the subdivision will include dedication of right of way 40" from the centerline north along Kercher Road.

According to the Goshen Subdivision Ordinance (SO), amajor subdivision involves two or more lots along with the
establishment of a new street or easement of access, or substantial changes to existing drainage systems. Magjor
subdivision approval occursin two phases, primary and secondary subdivision. The primary subdivision isintended to
show atotal development plan, including physical features, proposed lot layout, proposed street/access patterns, land to be
reserved for public use, sewer and water extensions, and drainage facilities.

The Plan Commission has exclusive control over primary and secondary subdivision approvals. According to SO Section
530, after considering a primary subdivision application the Plan Commission shall:

1. Grant primary approval,

2. Grant primary approval with conditions, or

3. Disapprove.
Approva 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 (ZO).

Subdivision Evaluation

Based on review of the proposed subdivision and Goshen SO and ZO standards, the following corrections are required as

part of primary approval, to be corrected as part of secondary subdivision submittal:

1. Sheet 1: The adjacent Lot 2 of Horn Southeast owner reference isincorrect.

2. Sheet 1. Supreme Court right of way is60" and isincorrectly labeled as 50' R/W. The 60" right of way was dedicated
as part of Horn Southeast subdivision, recording instrument 2018-05983.

3. Sheet 2: Statement of Utilities, second to last sentence, “place” should be “placed.”

Conditions to be met prior to secondary approval, and requirements to be completed before a zoning clearance/building
permit isissued for new development, are outlined in the following section.

RECOMMENDATIONS

Staff recommends the Plan Commission grant primary approval of the two-lot major industrial subdivision, HHI Kercher
Rd. Properties 24, LLC Major Subdivision, based upon the following and including the following conditions, which shall
be met before secondary approval is granted:

1. TheM-1 District requirements for minimum lot area and lot frontage are met.




25-01SUB

9.

10.

The Zoning Ordinance and Subdivision Ordinance requirements are met, except for the identified technical

corrections to be addressed as part of the secondary subdivision submittal.

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, with a concurrent Technical Review submittal.

The secondary subdivision shall address the technical corrections identified in the above Subdivision Evaluation

section and any Technical Review comments provided by Engineering, Stormwater, and Fire:

e Sheet 1: The adjacent Lot 2 of Horn Southeast owner reference isincorrect.

e Sheet 1: Supreme Court right of way is60" and isincorrectly labeled as 50' R/W. The 60’ right of way was
dedicated as part of Horn Southeast subdivision, recording instrument 2018-05983.

e Sheet 2: Statement of Utilities, second to last sentence, “place” should be “placed.”

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 any required new easements, for access, drainage, and water/sewer

for example.

Per SO Sections 512 and 812, an overall subdivision drainage plan shall be prepared and certified by aregistered

engineer or registered land surveyor, submitted to the City Engineer, and approved by the Board of Works before

secondary approval is granted, or approval by Goshen Engineering to allow site-specific drainage plansin lieu of an

overall subdivision drainage plan.

Infrastructure status shall be confirmed by Goshen Engineering, and if no new/relocated infrastructureis required a

performance bond/surety will not be required as part of secondary approval.

Connection to City water and sewer isrequired for individual site development, and utility extension plans shall be

reviewed and approved by the City Utility Engineer.

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.

When secondary approval is granted, the signed plat will be provided to the applicant for recording, with two full size

recorded copies to be provided to the City or aclear, full-size PDF submitted via email.

The following conditions shall be met before individual site construction begins and before a zoning clearance/building
permit isissued for new development on any individual lot:

1
2.

The secondary subdivision shall be reviewed and approved and a recorded plat on file with the Planning office.
Site plan review/approval through Technical Review for each lot/building.



Site
Location

SUPREME'COURT

M-1

KERCHER -ROADy

~FIRETHORN
DRIVE

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.

HHI Kercher Road Properties Subdivision

Feet
0 55 110 220 N

H+——H

1 inch = 220 feet

2023 Aerial
Printed July 30, 2025

The City of Goshen
Department of
Planning & Zoning
204 East Jefferson Street, Goshen, Indiana 46528
Phone: 574-534-3600  Fax: 574-533-8626




EXHIBIT A

NARRATIVE SUMMARY OF LB G2 HOLDINGS, LLC / LASSUS BROS.
OIL, INC. MAJOR SUBDIVISION AND ZONING APPROVALS

1. Background. The petitioner, LB G2 Holdings, LLC (the “Petitioner”), is an
affiliate of Lassus Bros. Oil, Inc. of Fort Wayne (“Lassus™). Lassus began in 1925 and is a fourth-
generation family-owned business that owns and operates 35 Lassus Handy Dandy convenience
stores throughout northern Indiana and northwest Ohio. Lassus has operated its Goshen store,
located at 1001 W. Pike St., since 2021. Clean store environments, customer courtesy, and good
compensation and working conditions are all part of the Lassus daily operations and culture.

Lassus also shares its profits within the communities in which it operates. The Lassus
Foundation was started as a way to give back to those communities. Presently, the Lassus
Foundation donates to over 70 charities and the customers of Lassus are given the opportunity to
choose a favorite charity from that list. It is a core value of Lassus to be a contributing member of
the communities in which it is located.

Lassus and Petitioner are in the process of acquiring approximately 4.48 acres of real estate
located at the northeast corner of US33 and E. Kercher Road from HHI Kercher Rd. Properties 24
LLC (“HHI”), an unaffiliated third-party seller. The site is currently vacant land, formerly
occupied by Supreme Corporation. Lassus intends to redevelop the front 4.48 ac. corner site to
build a new Lassus Handy Dandy gas and convenience store (the “Project”).

The planned Lassus Handy Dandy convenience store will be approximately 5,700 SF,
and contain an Elmo’s Pizza & Subs (the Lassus proprietary pizza and sub sandwich business).
A pick-up window will be located at the northeast end of the building, primarily to support
phone-in and online/app ordering pick-up. The front fuel canopy will have up to 8 fuel dispenser
islands to serve up to 16 vehicles. The parking lot will be a combination of concrete and asphalt,
with extra-wide drive areas (+40’) and parking for approximately 55 cars, not including cars
being parked at the fueling canopy (16).

2. Project Site. The proposed Project site is approximately 5.2 gross acres (prior to
RW dedications) and will be approximately 4.48 useable acres (after RW dedications) and located
on the northeast corner of US 33 and E. Kercher Road, which is currently zoned M-1 Industrial.
The Project site will be created by splitting off (subdividing) a larger 7.87 acre site (Tax ID#20-
11-24-376-008.000-015), currently owned by HHI, an unaffiliated third-party seller. HHI also
owns the adjacent parcel (Tax ID 20-11-24-376-023.000-015) which is included in the subdivision
process. The site is currently vacant, formerly occupied by Supreme Corporation.

3. Project Summary and Requests. The following is a summary of the approval or
changes needed for the Project to be presented to the Goshen City Plan Commission, Board of
Zoning Appeals, and City Council:

A. The creation of a 2-lot Major Subdivision by splitting HHI’s 8.8 acre
site into two undeveloped parcels/lots to be sold and redeveloped. These two lots
will be completely independent of each other, and will share no improvements,
access points, utilities, or drainage following the completion of the primary and
secondary subdivision process. The first lot (Lot #1) is intended to be purchased by
the Petitioner and subsequently redeveloped for use by Lassus. The second lot (Lot



#2) will remain in possession of HHI with no known plans for its future use or
redevelopment. Petitioner has agreed to dedicate new right of way along the north
side of E. Kercher Rd. to 40’ from the centerline, in conjunction with the
subdivision plan.

B. The Petitioner and Lassus will also submit a BZA Petition for the
following: (i) Use variance to permit a gasoline service station within 500° of
another gasoline service station along the north side of Kercher Road, separated by
US33; (ii) Developmental variance to permit a 22’ tall, 90 SF freestanding pylon
sign on the front corner of the Project Site located at the northeast corner of US33
& E. Kercher Road; (iii) Developmental variance to permit a second, smaller, 8’
tall, 40 SF, freestanding monument sign on the north end frontage (approx. 420’
feet north of corner) of the Project Site along US33; (iv) Developmental variance
to permit a reduction of the parking/aisle setback along E. Kercher Rd. from 30’ to
20’; and (vi) such other items as deemed necessary by the Planning Department.
Such setback reduction is not only consistent with the surrounding area
developments, but in many instances is actually more than the surrounding
developments, particularly along Kercher Road.

4. 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 Major Subdivision,
property legal descriptions, and other endeavors herein referenced.

LB G2 Holdings, LLC and Lassus Bros. Oil, Inc.
Dated: July 30, 2025.
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HHI KERCHER RD. PROPERTIES 24, LLC MAJOR SUBDIVISION

A Part of the Southwest Quarter of Section 24 Township 36 North, Range 6 East,
Elkhart Township, Elkhart County, Indiana

Seale: 1% 2000

Plat Legal Description

A part of the Soultnwest Quarter of Section 24, Township 38 nonh, Range & East, Elkhart Township, Elikhart Coonty,
Indiana, and being man particularty described e follows: Commancing at i Haeriscn monumant marking the South
Quarter comar of sall Section; thance South B8 degrees 44 minuies 50 seconds Wast, sakd baaring baing the bosés of
Iearing of the description with all other bearings harsin relative tharedo, 71827 leat on the south ine of said Section io
iy priril i podet of baginning ol this description; (hencs continuing on said south line South 89 degreas 44 minues
50 saconds Wes! 352 23 feel to the centering of Lincolmwiry East; thence North 44 degrees 38 minutes 33 seconds
Wst on said centerling 533,17 feet to the southwes! cormaer of Desd Record 2012-01727T1, Elkhart County Riecondar;
thance MNorth B degress 18 minutes 32 seconds East on the south ling of said Deed Record 435,24 feel 1o a chiseled
%" marking the scutheast corner of sad Dead Record; ihence Morth 00 degrees 47 minutes 25 seconds Wast on the
aast ine of aaid Deed Recard 51,40 feet 1o 8 548° Robar marking the nonhesst comar of sad Desd Recond and the
southeast comer of Deed Recond 201 5-08254, Elkhart County Recorder, thence North 00 degrees 38 minutes 28
saconds West on the east line of said Deed Raecord 127.05 feet to o railmad spike; thence North 38 degroes 28
minites 21 seconds Ensl on said eest lng 48,08 feal 19 0 milrad spie:; hancs Morth 00 degroes 10 minules 52
saconds East on said east ne 107.24 feel to @ ralimad spilke marking the southwest comear of Doed Racond
2012017271, Tract 1, Elchart County Recordar; thence South B0 degress 09 minutés 08 seconds E&st on the south
linex of said Dead Record 109,58 feet; thance North 03 degress 0T minutes 25 saconds VWaeat 23,108 feat to a P Nal:
thence South 89 degrees 48 minutes 52 seconds East 48,85 fest, thence Norih D0 dagrees D6 minuies 20 seconds
East 310,70 feel 1o a raimad spiloe on the south ine of Deod Record 201513600, ERhar County Recorder; thenca
South B degroos 56 minutes 58 seconds East on said south line 14,00 feo to a /8" capped rebar {Earmoes 20200004
on th west boundary of Supremis Court; thenoa southary on salkd west boundary 219, T8 fleed along o non-tangont arc
o the left having & radhus of 75,00 feat and sublandad by 8 long chord having & baaring of South 08 degress 02
minutes 54 seconds West and a bength of 148 16 fest to 8 5/8° capped rebar (Bames 20200084 ) to & reverss curve;
thence southsasterdy on said west boundary §7.43 lesl along an arc io the right hiving & radius of 50,00 leat and
subbended by a long chond having o beanng of South 39 degroes 16 minuines (0 seconds East and a longth of 62,44
foad i a 5W° capped rebar (Bamas 20200084); thance South B0 degress 37 minutes 56 saconds East on said west
boundary 847,76 feel o tha point of baginning and containing 6.30 scres, mor o less.

Statement of Utilities

An sasemant s hemby graniesd o the City of Goshan, sl public ullity companies inchuding
communication companses, Northam indisna Publc Sendos Company, and savenal private
wlility compankes whane thay have a certificals of lermional suthorly to render sandos and
their respective sucosssons and assignd, io install, place, and mainiein sewers, waler maina,
gas mains, sleciric lines, condulls, braces, guys, anchors and other public and privats
appurtenances in, upon, akong and ovir the siips of lend designatod on tha plat marked
“ulility easemant” for lha purposes of senvicing tha public in generl with sewar, waler, gas,
mlnciric, communication servios, and other public and privabe utilities, including the right o
usa the streats, whsns nocessany and to overhang lots with asrdal serdos wines to senva lots
adiacent to easemants, togetnar with the right 1o enter upon said easemants for public and
private uiililes at all imes for gny of the purposes aloresaid and o im and keap trimmed
any tress, shrub, or saplings thist interfere with any such utlity squipment. No parmanan
building of iImprovement, semi-parrmansnt sinictune, Bee of fance shall be placs on said
easement. Stll, B same may ba used for gardans, shiubs, unfixed landscaping, and other
purposes that da not intorfors with the use of sald sasement for such public ulility purposes.

City of Goshen, Indiana, Drainage Maintenance
Certification

Tha City of Goshen, Indiana, is 8 Municipal Separate Sionmm Seeer (MS4) Community povermed by

administer the "Fost Construction Storm Waber Managemant Plan®, the owner and its assigns shall
maintain an acoess and mainienance aasament over the slomm water sysiem and a funding machanism
for the mainienance of said siorm waler sysiem. Any changes to ihe mainisnance sgresmont by the
developmend andior the assigns shall be approved by the Department of Starm Water Managament
nnd e recordod with the Ellhar County Recorder,

Al B mindmum, tha “Siorm Water Mainisnance Pollution Privention Pan® shall reguire the mainlenance
of gl drasnage facilities including cubverts and swales.  No owner or its assign shall permit, allow or
cauge any of said facilities to be cbsiructed, mmoved of in any wary impeds U Now of waler sooss or
hrough said facilities, In b ovent any such Tacilites become damaged of in disrpair, i| shall be the
msponsibility of the ownor and s assigns (o repair seoh faclites at ths colecthe’s expansa.

Tha City of Goshen will enforcs the “Post Consiruction Stomm Waler Managemanl Plan”, and shall taios
lsgal action, if nocessary, against any party in non-compliancs.

In tha @venl &n owners of B8 assigns fail 1o maintain such drainage facilities n good working order and
ropair, the City of Goshen, Indkann, may ropair such drainage feciiies and invoice the costs of such
rapair bo the owner and B assigns.  The City of Goshan, indiana, is granind an essemant across the
ownes and assign's eal estaie for the pepose of repairing and inspecting any dreinage Iaclifies on
sald owner or assigne’ real estate. The amount of any assessmant fior the costs of repalr, &8 sasessed
Iy B Clty, shaill conaBiutie & Ben upon the resl estale of the owner and assigns, and sn encumbanance
upon the tithe 1o said roal estate.

The City of Goshan, indinna, is further gramted right of action for the collection of said indobibed

from the cwner and assigna, and for tha foreclosur of said lan in the mannor il which morgages am
foreciosed under the laws of said State of Indiana. Any such collection andfor foreclosurs action shal
b maintained in the courts of ganeral juriadiction of the State of indiana, and shall be commantad in
Elkhan Courty, Indiana,

Survey Statement

Thhﬂth i Boooidance with Tilke BBE..H.!H.'I,M!ZHEI Indiana Adminisirative
Code with the knes of this plat confarming 1o a survey prepared by Joffrey 5. Barmes, PS of
Jones Petrie Rafinski on Jidy 28, 2024 and being recoeded in the Office of the Reconder of
Elkhart Caunty in Instrament 2025-12818

Surveyor's Certificate lONES o e
I, Jaflrey 5. Bames, heseby certily Inal | am & land surveyor, licensad in complisnce Wwith te laws FETRIE et Weiyem, I
of th State of Indinna, thal this plt comectly reprosents & survey perfomied under my dinect RAFINSEI o LA IS
supanvision in accordance with LAC. 865-1-12 and that all the monumants will bae instaled in
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To: Goshen City Plan Commission

From: RhondalL. Yoder, Planning & Zoning Administrator

Subject: 25-02SUB, Major Commercial Subdivision, Primary Approval
Replat Lot 1 Meijer Subdivision

Date: August 19, 2025

ANALYSIS

Meijer Stores Limited Partnership, First Federal Savings Bank, and Abonmarche request primary subdivision approval for
atwo-lot major commercial subdivision, Replat Lot 1 Meijer Subdivision. The subject property is generally located at
4522 Elkhart Road, Lot 1 of Meijer Subdivision, and is zoned Commercial B-3PUD (Planned Unit Development), part of
the Meijer PUD.

According to the Goshen Subdivision Ordinance (SO), amajor subdivision involves two or more lots along with the
establishment of a new street or easement of access, or substantial changes to existing drainage systems. Magjor
subdivision approval occurs in two phases, primary subdivision and secondary subdivision. The primary subdivisionis
intended to show atotal 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 has exclusive control over primary and secondary subdivision approvals. According to SO Section
530, after considering a primary subdivision application the Plan Commission shall:

1. Grant primary approval,

2. Grant primary approval with conditions, or

3. Disapprove.
Approva 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 (ZO).

Proposed Development
The proposed subdivision is atwo-lot major commercia subdivision, areplat of Lot 1 to create an outlot from the existing
Meijer property for sale/devel opment, with the remaining lot containing the existing Meijer store.

The Meijer PUD was established in September 1990 by Ordinance PC90-41, while under the jurisdiction of Elkhart
County. The property was annexed into the City of Goshen in January 1996. The current proposed outlot devel opment
was approved as a PUD major change by Ordinance 5224, adopted by Council on July 28, 2025, requiring subdivision
approval of the proposed outlot and the balance of the Meijer-owned property.

Subdivision Evaluation
After reviewing the primary subdivision plan, along with the Meijer PUD requirements, the Goshen SO standards, and the
existing Lot 1, the following corrections are required as part of primary approval, to be corrected as part of the secondary
subdivision submittal:
1. Meijer Drive only exists at the west entrance from Elkhart Road. The east Elkhart Road entrance has no street name,
and Meijer Drive has no west and east |abels.
2. It appearsnot al existing easements are referenced, and one existing easement reference is incorrect:
o 2003-43398, Nonexclusive Driveway Access Easement (located at Ferndale Road north entrance)
o 2006-34411, Water line easement (located south of fuel station)
o 2015-21191, Sanitary easement (located south of fuel station)
e D.R. 279, PG. 485 - Should be D.R. 279, PG. 486
3. The adjacent parcel owned by David & Elizabeth Myersis missing Lot 1 label.
4. Cl3lengthislisted as 76.07' but is 80.03 on Meijer Subdivision plat. Please explain.

L ots as proposed meet the Meijer PUD and B-3 requirements.
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Conditions to be met prior to secondary approval, and requirements to be compl eted before a zoning clearance/building
permit isissued for new development, are outlined in the following section.

RECOMMENDATIONS

Staff recommends the Plan Commission grant primary approval of the two-lot major commerical subdivision, Replat Lot
1 Meijer Subdivision, based upon the following and including the following conditions, which shall be met before
secondary approval is granted:

1
2.

3.

10.

11.

12.

L ots as proposed meet the Meijer PUD and B-3 requirements.
The subdivision meets the requirements of the Meijer PUD, Goshen Subdivision and Zoning Ordinances, except for
the identified technical corrections.
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, with a concurrent Technical Review submittal.
The secondary subdivision shall address the technical corrections identified in the above Subdivision Evaluation
section and any Technical Review comments provided by Engineering, Stormwater, and Fire:
a. Maeijer Drive only exists at the west entrance from Elkhart Road. The east Elkhart Road entrance has no street
name, and Meijer Drive has ho west and east labels.
b. It appearsnot al existing easements are referenced, and one existing easement reference is incorrect:
o 2003-43398, Nonexclusive Driveway Access Easement
e 2006-34411, Water line easement
o 2015-21191, Sanitary easement
e D.R. 279, PG. 485 - Should be D.R. 279, PG. 486
c. The adjacent parcel owned by David & Elizabeth Myersismissing Lot 1 label.
d. Ci3lengthislisted as 76.07" but is80.03' on Meijer Subdivision plat.
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 any required new easements, for access, drainage, and water/sewer
for example.
Per SO Sections 512 and 812, an overall subdivision drainage plan shall be prepared and certified by aregistered
engineer or registered land surveyor, submitted to the City Engineer, and approved by the Board of Works before
construction begins and before secondary approval is granted.
Construction drawings shall be submitted to the City Engineer showing all underground utilities and all other required
improvements, including fire hydrants and street and traffic control signs, before construction begins and before
secondary approval is granted.
Connection to City water and sewer isrequired, and utility extension plans shall be approved by the City Utility
Engineer before construction begins.
All infrastructure improvements shall be designed and built according to the latest City standards, per SO Section 800.
If required site/infrastructure improvements are not complete at the time secondary approval isto be granted, a surety
or performance bond will be required to be filed with and approved by the City Engineer and the Board of Public
Works and Safety before secondary approval is granted.
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.
When secondary approval is granted, the signed plat will be provided to the applicant for recording, with two full size
recorded copies to be provided to the City or aclear, full-size PDF submitted via email.

The following conditions shall be met before individual site construction begins and before a zoning clearance/building
permit isissued for new development on any individual lot/site;

1
2.
3.

The secondary subdivision shall be reviewed and approved and a recorded plat on file with the Planning office.
PUD final site plan approval shall be granted and al PUD conditions shall be met.
Site plan review/approval through Technical Review for each lot/building.
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