REDEVELOPMENT

VISION:

The City of Goshen will place high priority on revitalization and
redevelopment. Dynamic and creative approaches will be used to
maintain the character of the City, preserve and enhance the
vitality of the urban core, address blight, and promote a focus on
the community’s unique features. Consideration of redevelopment
projects will include economic, social, and environmental benefits.
These activities can provide a model for future growth.

Introduction

Theinclusion of aRedevel opment element in the Comprehensive Plan represents
astrong intentional approach to incorporating revitalization strategiesinto an
overall land use planning vision for the community. The partnership represented
by the mutual goals of the Redevel opment Commission, the Plan Commission and
the City Council offers apowerful, positive, and creative approach to addressing
economic, social equity, and environmental issuesfor the Goshen community.

Thedefinitions and design guidelines presented in this chapter provide amodel
for the use of similar toolsin the areas of housing and buildings, neighborhood
empowerment, and the natural environment. Theimplementation strategies
outlined here (defined regions, overlay zones, creative funding and incentives)
bring a dynamic character to the whole planning arena and create afoundation
for future-focused decision-making and participatory government.

R-1 Goal
Identify potential redevelopment opportunities.

 Opportunitiesinclude vacant buildings, empty land, deteriorating
structures, high rental ratio neighborhoods, entryways, historically or
culturally important structures and districts, etc.

R:2-Goal
Make the community’s unique features a priority for
preservation-and revitalization.

 Treasuresto include historic buildings/districts, river and canal fronts,
core neighborhoods, downtown commercial district, natural features.

-
!
=
-
U
i
—!
—
I-

[((m)
et
=
((1»]
)
=
j919)
<
B
1LY

andlenhdanceltheln

e Guidelinesto include considerations of adjacent lands uses, historic uses,
architecture, community needs, existing infrastructure, natural features,
unique characteristics.
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R-4 Goal
Develop overlay zones to target and promote
redevelopment projects.

* Zonesto consist of targeted redevel opment areas coded for the types of
guidelines suitableto each.

R-5 Goal
Identify redevelopmentincentives.

» Usecreativefunding strategiesto redirect devel opment to the center city.

» Assessordinancesfor toolsor barriersto redevel opment. Make changes
asneeded
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* Infrastructure to include water, stormwater, and wastewater utilities,
electric and gas utilities, access (roads and sidewalks,) lighting, signage,

landscaping.

Redevelopment Implementation

 Develop apartnership between the community, local agenciesand
organi zations, devel opersand investors, and the Redevel opment Commission with
the establishment of and support for an ongoing Redevel opment Advisory Council.
The RAC will assist the RC in the pursuit of Goals 1 — 6.

The Redevelopment Commission

The Redevel opment Commission isabody created by the City and defined by
state stature (1C 36-7-14.) The Indiana Code states that Redevel opment Commis-
sions may addressthefollowing areas:

« Blighted areas; “ The clearance, replanning, and redevel opment of blighted
areas...are public purposes for which public money may be spent and private
property may be acquired.”

» Redevelopment aress.

» Urban renewal projects; defined as“the elimination and prevention of
blighted, deteriorated, or deteriorating areas.”

» Economic development areas; “ The planning, replanning, development,
and redevel opment of economic development areasare public and
governmental functionsthat cannot be accomplished through the
ordinary operations of private enterprise...”



Each of these areas must be designated as a specific geographic areaand have a ag%?ar%téom s
plan devel oped that issubject to judicia review and approved by the unit’slegidative for 2004-2013

body. Further guidelinesfor appropriate designations areincluded in the statute.

Goshen's Redevel opment Commission was established in 2002 and has, at thistime
of thiswriting, created five Tax Incremental Financing (TIF) digtricts. (see maps.)

Redevelopment Design Guidelines

Redevelopment Categories

Central Business District

Entryways

Industrial Corridors

Older Residential

Periphera Retail Corridors (Commercia Strips)
Waterways

Railway Corridors

OGMmMoO®>

A. Central Business District

Asdefined here, the Central Business District isbounded by Pike Street on the
north, 5" Street on the east, Monroe Street on the south, and 2™ Street on the west.

1
B. Entryways .
Six City entryways have been identified here. Theseinclude:
1. Elkhart Road from CR 15 on the west end to Main Street on the east end.

2. SR. 119 (Plymouth Ave.) from the city limits on the west end to Main
Street on the east end.

3. S.R. 15 South (Main Street) from Westwood Drive on the south end to
Monroe Street on the north end.

4. U.S. 33 (Madison Street, Lincolnway East) from College Ave. on the south
end to Main Street on the north end.

5. East Lincoln Ave. from Main Street on the west end to the city limitson
the east end.

6. S.R.15North (Main Street) from Pike Street on the south to the city
limits on the north.

C. Industrial Corridors
Threeformer industrial corridors have beenidentified here:

1. TheMill Race Corridor, following the hydraulic canal asthe west
boundary, to Pike Street on the north, with 3' Street forming the east
boundary.

2. The Ninth Street Corridor, bounded by 10" Street on the east, the
east-west railroad tracks on the north, the north-south Toledo Line
tracks on the west and College Ave. on the south.

3. TheRock Run Corridor follows both sides of Rock Run Creek from
where it crosses East Lincoln Ave. on the southeast to North 1% Street on
the northwest. W Redevelopment 3 M
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D. Older Residential

Three comparatively older residential districtsareidentified here:

1. West Central, bounded by Beaver Lane on the west, following Elkhart
Rd./Pike Street on the south to the east boundary of 5" Street, with the
east/west railroad tracks forming the north boundary.

2. North Goshen boundariesfollow aline from the intersection of
IndianaAve. and the railroad tracks north to the city limits, following
the city limits on the north side to North Main Street, then south to just
south of Hackett Rd. and dropping south to line up with Olive Street
until it meets East Lincoln Ave. and following Lincoln Ave. until it meets
the railroad tracks and following the tracks back to IndianaAve.

3. East Goshen encompasses the areatraditionally known as East Goshen
from the marshlands along Lincoln Ave. forming the west boundary,
using city limits as boundaries on the north and east and dropping south
to the marshlands on Blackport Drive.

E. Peripheral Retail Corridors (Commercial Strips)
Two peripheral retail corridors have been identified:

1. U.S. 33 (Elkhart Rd.) from the city limits on the west end to Rieth Blvd.
on the east end.

2. U.S. 33 (Lincolnway East) from College Ave. on the north to the city
limits near C.R. 42 on the south.

F. Waterways

Waterwaysinclude the Elkhart River, the Elkhart River Mill Pond, the
hydraulic canal (Mill Race) and Rock Run Creek.

G. Railway Corridors

Railway corridor sinclude the east/west (presently Norfolk Southern) line as
it makesitsway northwest to southeast through Goshen and the north/south
(Marion) Line from the Lincoln Ave. crossing south to the city limits.

Definitions and Focus

A.TheCentral BusinessDistrict isan areadefined by historical identity,
storefront retail character, pedestrian orientation, front and rear entrances, zero or
minimum setbacks, two or three-story scale, tight rhythmic placement, high
window coverage, and commercial facades.

Future focus would be primarily on preservation and rehabilitation of existing
structures and adjacent redevel opment which matches“ downtown” characteristics.

B. Entryways depend on instant visual impressions created by signage, land-
scaping, building scale, proportion, and placement.

Future focuswould be primarily on devel oping transition zones between entry-
waysand existing commercial and residential areas, building orientation, land-
scaping, reducing any negative impact of signs, parking and curb cuts, zoning for
positive visual impact uses, reducing setbacks, and increasing density with infill
development.



C. Industrial Corridorsare defined by present and historic uses that concentrate
on manufacturing or storage, utility, transportation access, and production efficiency.
Their location within existing commercial and residential zones could make them
suitablefor increased pedestrian orientation and higher density, mixed use develop-
ment.

Future focus would be on uses for which the areais presently zoned or on develop-
ing integration with adjacent areas by identifying compatible uses, emphasizing
continuity of character and proportion, devel oping transitions of scale and landscap-
ing, visually attractive fagades, and storefront-style entrances, windows, and fagade
features and materials.

D. Older Residential areas are characterized by varying housing styles, sizes,
and affordability. Distinctivenessis created by unigueness and diversity, attention
to detail, and recognition of historic or architectural character.

Redevel opment of residential districtswould enhance sense of place by restoring
residences, creating and enhancing streetscapeswith sidewalks, trees, landscaping,
slowed traffic, and rear parking (with alleys,) and devel oping community gathering
places such as parks, plazas, and commons.

E. Peripheral Retail Corridorsare generally characterized by acombination of
higher-speed access arterials, “box-store” retail, expansive parking, large signs, little
landscaping, poor pedestrian access and few civic amenities.

Asan extension of entryways, potential focus would be to improve visual impres-
sion with signage and landscaping, infill development to encourage density and
address further sprawl, distinctive facades which match historical community
character, attention to building scale and proportion, and reduced curb cuts (com-
bined with interior roads) to reduce traffic congestion. Safe passage for patrons on
foot, across parking lots and throughout each complex, should be accommodated
through design.

F. Waterways provide sense of place, enhance community character, offer recre-
ational opportunities, present natural boundaries and conservation corridors, and
represent high potential for community gathering, pedestrian experiences, and
protection of natural resources and habitat.

Future focus would be an emphasis on river and canal fronts as public resources
with access enhanced by sidewalks, trails, civic spaces and events. Future devel op-
ment would respect the natural and social character of the waterways, improve visual
impressions, enhance and improve existing habitat, and match scale and proportion
of both waterways and desirable adjacent features. Priority should be given to
commercial buildings and enterprisesthat increase the public use and enjoyment of
theriver itself. Buildings should be oriented to theriver, providing vistasfrom inside,
and visual appeal at water level, if possible.

G. Railway Corridor s present formidable physical boundaries and are character-
ized by noise and obstruction of community traffic patterns.

Asredevel opment areas, railway corridors provide opportunitiestoimprove
neighborhoods by utilizing sound barriersin the form of both public art canvases and
landscaping. Intensetree planting would significantly improve visual impressions
along large transportation arteries.

o
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Goshen City Q Redevelopment Design Guidelines

for 2004-2013

A. Central Business District

1. Rehabilitation in Redevelopment Districts:

» Maintain historic or architectural integrity

» Preserveor restore distinct architectural features.

e Usematerials and colorsthat match building and district identity

* Preserveor restore decorative details

» Maintain continuity with character of the district (i.e. storefront retail,
two-story Victorian)

* Contribute to human-scaled character

» Develop or improvesidewalks

» Develop public spaces

e Maintain or improveinterest and appeal at eye-level

» Maintain or expand visual accessto building interiors

» Uselandscaping to promote eye-appeal, reduce impact of traffic,
provide shade and wind protection.

2. New Construction in Redevelopment Districts:
 Preserveexisting character
» Usedecorative features that match distinctive character
» Use materials authentic to primary styl features of district
» Maintain or establish the rhythmic intervalsfound in adjacent areas
e Maintain or establish similar building types, facade features, scale,
proportions, setbacks, and relationshipsto existing buildingsin the district.
» Non-retail incommercial districts should mimic retail storefronts.
» New construction should complement the shape, roof lines, and color of
existing structures.
» New construction should contribute to human-scaled walkways and public
spaceswith:
- height, varied planes, and depths of exterior walls
- articulated facade elements
- architectural and landscaping detailing at ground level.
* Avoidinappropriate building materialswhich may include:
- imitation special ‘rock work’
- imitation masonry of any kind
- corrugated fiberglass/plastic materials
- exaggerated texture stucco
- metal siding
- imitation wood siding
- mirrored or reflective glass at the first-floor level
- coarsely finished, rough-sawn or rustic materials such as wood shakes,
shingles, barnwood, plywood
- ‘asphalt’ siding
- antiqued or imitation old brick
- astro-turf
» Encourage compact, multi-story buildings
« Discouragefree-standing signs
« Discourage the use of plastic landscaping materials.
 Contributeto district sense of place
» Establish visual interest, active street frontage and good interior visibility.
» Useexterior lighting to provide nighttimeillumination, highlight distinctive
features, and create ambiance.
« Lighting should complement building design and be contained or downlit.
M Redevelopment 6 |l * Pedestrian-scal e signage providing basic information about products and




servicesshouldbe emphasized in windowsand above doors. Signage should
be replaced when faded or discolored by sun, or otherwise worn in appearance.

» Landscaping should match district complementary design concepts.

* Landscape materials should be maintained in good health and encouraged
to provide wind protection, shade, sound absorption, dust abatement.

* Planned devel opments should be encouraged to include designed setback
areas of plazas, outdoor eating spaces, landscaped areas.

» Parking should be located to prevent obstruction of streetscape and pedes-
trian access to primary building facades and entrances.

* A minimum of 5% of interior parking space should be devoted to land-
scaping. In addition, perimeter parking lot landscaping should berequired,
not included in the 5%.

B. Entryways

1. Rehabilitation
» Maintain historic or architectural integrity
 Preserveor restore original distinct architectural features
» Usematerials and colorsthat match preferred building and district identity
* Preserveor restore decorative details
» Maintain continuity of thedistrict (i.e.storefront retail, two-story Victorian)
* Createtransitions between districts (residentia -commercial, rural -urban)
* Contribute to human-scaled character
» Develop or improve sidewalksand bikeways
» Develop public spaces
e Maintain or improveinterest and appeal at eye-level
* Uselandscaping to promote eye-appeal, reduce impact of traffic, provide
shade and wind protection.

2. New Construction:
 Preserveexisting character
» Usedecorative featuresthat match distinctive character
» Use appropriate materials to remain authentic to primary style features of
district or neighboring districts
» Maintain or establish the rhythmic intervals found in adjacent areas
e Maintain or establish similar building types, facade features, scale,
proportions, setbacks, and relationshipsto existing buildingsin the district.
» Non-retail usesin commercial districts should closely reflect the nature of
retail storefronts.
» New construction should complement the shape, roof lines, and color of
existing structures.
» New construction should contribute to human-scaled wal kways and
public spaceswith:
- height, varied planes, and depths of exterior walls
- articulated facade elements
- architectural and landscaping detailing at ground level.

Edgmnﬂ Plﬂza March 0l imEa
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Edgestone Plaza, built by Bail
Construction and the new site of its
headquarters, was also a bustling
location in the 1960s. Patrons of
W It's grocery story, Pagoda Inn, a
furniture store and other shops
would back onto a 2-lane US 33
when driving away. The new plaza
uses many of the principles of
village-style retail, with varying
setbacks and rooflines.

W Redevelopment 7 |l



Goshen City
Vision and Goals
for 2004-2013

B Redevelopment 8 |l

Page 185

 Avoid inappropriate building materialswhich may include:
- imitation special ‘rock work’
- imitation masonry of any kind
- corrugated fiberglass/plastic materials
- exaggerated texture stucco
- metal siding
- imitation wood siding
- mirrored or reflective glass at the first-floor level
- coarsely finished, rough-sawn or rustic materials such as
wood shakes, shingles, barnwood, plywood
- ‘asphalt’ siding
- antiqued or imitation old brick
- astroturf
* Discourage the use of plastic landscaping materials.
 Contributeto district sense of place
« Establish visual interest, active street frontage and good interior visibility.
» Useexterior lighting to provide nighttimeillumination, highlight distinctive
features, and create ambiance.
* Lighting should complement building design and be contained or downlit.
* Landscaping should match district complementary design concepts.
 Landscape materials should be maintained in good health and encouraged to
provide wind protection, shade, sound absorption, dust abatement.
 Landscaping should contribute to transitionsi.e. larger trees at outskirts,
clustered plantingsto create natural appeal, smaller materials and linear
design as roads get closer to central districts.
 Planned devel opments should be encouraged to include designed setback
areas of plazas, outdoor eating spaces, landscaped areas.
« Parking should belocated to prevent obstruction of streetscape and
pedestrian access to primary building facades and entrances.
» A minimum of 5% of parking space should be devoted to interior
landscaping.
* Inaddition, perimeter parking lot landscaping should be required, not
included in the 5%.

C. Industrial Corridors

1. Rehabilitation:

e Maintain historic, neighborhood, or architectural integrity

 Providetransitional zonesto adjacent districts.

» Develop usesthat complement adjacent districts.

* Preserve or restore distinct architectural features

» Usematerialsand colorsthat match building and district identity

* Preserveor restore decorative details

e Maintain continuity with character of the district (i.e. storefront retail,
two-story Victorian)

* Contribute to human-scaled character

» Develop or improve sidewalks and bikeways

» Develop public spaces

* Maintain or improveinterest and appeal at eye-level

 Uselandscaping to promote eye-appeal, reduce impact of traffic, provide
shade and wind protection.

2. New Construction in Redevelopment Districts:
* Preserveexisting character
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» Usedecorative featuresthat match distinctive character g?ggoi?gofcg als
» Use appropriate materialsto remain authentic to primary style features of
district

» Maintain or establish the rhythmic intervalsfound in adjacent areas
» Maintain or establish similar building types, fagade features, scale, propor-
tions, setbacks, and relationships to existing buildingsin the district or
adjacent districts.
» Non-retail usesin commercial districts should closely reflect the nature of
retail storefronts.
» New construction should complement the shape, roof lines, and color of
existing structures.
» New construction should contribute to human-scal ed walkways
and public spaces with:
- height, varied planes, and depths of exterior walls
- articulated facade elements
- architectural and landscaping detailing at ground level.
* Contribute to district sense of place
 Establish visual interest, active street frontage and good
interior visibility.
» Useexterior lighting to provide nighttimeillumination, high
light distinctive features, and create ambiance.
* Lighting should complement building design and be contained
or downlit.
 Signage providing information about products and services
should be emphasized in windows and above doors.
« Landscaping should match district complementary design concepts.
 Landscape materials should be maintained in good health and
encouraged to provide wind protection, shade, sound absorption, dust
abatement.
* Planned devel opments should be encouraged to include designed setback
areas of plazas, outdoor eating spaces, landscaped areas.
« Parking should belocated to prevent obstruction of streetscape and
pedestrian access to primary building facades and entrances.
* A minimum of 5% of interior parking space should be devoted to land-
scaping. In addition, perimeter parking lot |andscaping should be required,
not included in the 5%.

D. Older Residential

1. Rehabilitation:
e Maintain historic or architectural integrity
* Preserve or restore distinct architectural features
e Use materials and colorsthat match building and district identity
* Preserveor restore decorative details
e Maintain continuity with character of the district (i.e. storefront retail,
two-story Victorian)
 Contribute to human-scaled character
» Develop or improve sidewalks and bikeways
» Develop public spaces
e Maintain or improveinterest and appeal at eye-level
 Consider allowancesfor mixed use, cottage retail

W Redevelopment 9 |l
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An unsuccessful family entertainment
complex sat empty until it was
purchased by a church for services and
activities. Because of its considerable
interior space, the Maple City Chapel
makes it available for community
functions as well, such as Goshen's
Diversity Day.

M Redevelopment 10 |l
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e Maintain or expand visual accessto building interiors
 Uselandscaping to promote eye-appeal, reduce impact of traffic, provide
shade and wind protection.

2. New Construction:

 Preserveexisting character.

» Usedecorative featuresthat match distinctive character.

e Use appropriate materialsto remain authentic to primary style
features of district.

» Maintain or establish the rhythmic intervalsfound in adjacent areas.

» Encourage diversity of architectural styleswhileremaining trueto
distinctiveness, scale, proportions, setbacks, and relationshipsto existing
buildingsin thedistrict.

» New construction should complement the shape, roof lines, and color of
existing structures.

* New construction should contribute to human-scaled walkways and
public spaceswith:

- height, varied planes, and depths of exterior walls
- articulated facade elements
- architectural and landscaping detailing at ground level.

* Contribute to district sense of place.

* Lighting should complement building design and be contained or downlit.

 Existing landscape features should be preserved or duplicated (i.e. street
trees).

« Landscaping should match district complementary design concepts.

« Planned devel opments should be encouraged to include designed setback
areas of plazas, outdoor eating spaces, landscaped areas.

« Parking should belocated to prevent obstruction of streetscape and
pedestrian access to primary building facades and entrances.

E. Peripheral Retail Corridors

1. Rehabilitation:
» Maintain existing historic and architectural integrity.
 Createdistinct architectural featuresthat match community identity
» Usematerialsand colorsthat match community identity.
* Utilizedistinctive decorative details.
» Maintain continuity with character of community commercial districts
* Contribute to human-scaled character.
» Develop or improve sidewalksor bikeways.
» Develop public spaces.
e Maintain or improveinterest and appeal at eye-level.
e Maintain or expand visual accessto building interiors.
» Uselandscaping to promote eye-appeal, reduce impact of traffic,
provide shade and wind protection.

2. New Construction:

 Preserveexisting character.

» Usedecorative featuresthat match architectural character of the community.

» Use appropriate material s to remain authentic to primary style features of
the community.

» Maintain or establish the rhythmic intervalsfound in adjacent areas.

e Maintain or establish similar building types, facade features, scale,
proportions, setbacks, and relationships to buildings in adjacent districts.
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retail storefronts.
» New construction should complement the shape, roof lines, and color of
existing structuresin adjacent areas.
» New construction should contribute to human-scaled walkways and
public spaceswith:
- height, varied planes, and depths of exterior walls
- articulated facade elements
- architectural and landscaping detailing at ground level.
 Contributeto district sense of place.
* Establish visual interest, active street frontage and good interior visibility.
» Useexterior lighting to provide nighttimeillumination, highlight
distinctivefeatures, and create ambiance.
« Lighting should complement building design and be contained or downlit.
« Landscaping should match district complementary design concepts.
 Landscape materials should be maintained in good health and encouraged to
provide wind protection, shade, sound absorption, dust abatement.
 Planned devel opments should be encouraged to include designed setback
areas of plazas, outdoor eating spaces, landscaped areas.
« Parking should belocated to prevent obstruction of streetscape and
pedestrian access to primary building facades and entrances.
* A minimum of 5% of interior parking space should be devoted to land-
scaping. In addition, perimeter parking ot landscaping should be required,
not included in the 5%.

F. Waterways

1. Public Access
« Establish, preserve, and/or enhance public access along waterways.
» Enhance and preserve the aesthetic character of waterfronts.
* Provide pedestrian and bicycle amenitiesal ong waterfronts
(picnic tables, benches, viewing platforms, landscape features, etc.)

2. Buildings and Structures
Consider overlay status for waterway frontage to encourage the following:
* Prevent obstruction of waterway views.
 Createinterior and exterior waterway orientation in new and rehabilitated
structures.
e Maintain the scale and proportions of adjacent districts.
 Consider building facade from the waterway side.

3. Natural Environment
« Establish, preserve, and/or enhance habitat features along waterways.
 Prevent erosion or pollution of waterways from adjacent uses.
 Landscape using native species and natural orientation of vegetation.

Inlocationswhere waterwaysintersect with any other redevel opment district, all
guidelines of both districts apply.

G. Railroad Corridors

1. Improve natural and aesthetic features with landscaping and public art.

2. Reduce negative impacts with sound barrierswhere feasible.

B Redevelopment 11 [l
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Vision and Goals . o .
for 2004-2013 district, all guidelines of both districts apply.

Redevelopment Opportunities Toolkit

TO 0 L Public/private partnerships

IT The success of revitalization projects has been shown to require astrong

emphasi s on partnership between government entities, stakeholdersin the commu-
nity and investors. The development of aworking group isusually critical to this
approach. The group includes el ected and appointed officials, residents, identified
stakeholders, neighborhood representatives, architects, engineers, devel opers,
investors, and planners. Challengesto the community areidentified, strategiesfor
meeting needs are devel oped, aplaniswritten and funding sources areidentified.
Funding isusually acombination of public funds (generally ownership of the
land), grant funds (either government or not-for-profit community devel opment
organizations as sources) and private investment.

TIF districts

Tax-increment financing isasystem in which property taxes generated by
improvements within aspecific district are directed back to the district. Goshen
uses TIFsto support its growth in specific areas, for new industrial parks as well
as urban revitaization.

Community land trusts

Community land trusts are amechanism by which nonprofit organi zations own land
and | ow-income homeowners own theimprovementsonit, thereby reducing the cost of
purchasefor targeted homeowners, encouraging the acquisition and rehabilitation of
properties, creating apermanent source of affordable housing and possibly alowing
the homeowner to capture ashare of the appreciation of the house.

HUD grants

* The Section 108 Loan Guarantee Program which, when coupled with Eco-
nomic Development Initiative (EDI) grants, can provide eligible communitieswith
asource of financing for avariety of economic devel opment activities. Communi-
tiesare ableto take or provide loans secured by current and future Community
Development Block Grant (CDBG) funds. Some of the activitiesthat Section 108
money can be used for include:

- clearance and siteimprovement
- economic development activitieseligibleunder CDBG,
- acquisition of real property.

» The CDBG program provides annual grantsto be used for awide range of

community development activities. These activitiesinclude those directed toward:
- neighborhood revitalization,
- neighborhood devel opment, and
- improved community facilitiesand services

DOT grants

The federal Department of Transportation TEA-21 program offers awide range
of fundsrelated to redevel opment. Theseinclude:

M Redevelopment 12 |l



» National Highway System — highways, roads, or bridges related to
redevel opment

* Surface Transportation Program — remediation of contamination related
to transportation projects.

» Congestion Mitigation and Air Quality Improvement Program —for
transportation projectsthat reduce emissions.

» Transit Capital Investment Grants and L oans—for construction of new
or extended transit linesthat stimulate redevel opment.

* Transportation Enhancements—for improving pedestrian and/or bicycle
accessto stimulate redevel opment.

 Recreational trails—for new trail and trail facility construction that
stimulatesredevel opment.

* Transportation and Community and System Preservation Pilot Program
—grantsthat directly support projectsthat will facilitate redevel opment.

Development Incentives

Though incentives can include tangiblefinancia benefits such astax credits,
tax-exempt bonds, letter of credit, loan guarantees, and low interest financing, a
balanced redevel opment strategy also includes“appea” strategiesthat attract
investors. Theseinclude:

 Concentrated publicinvestment ininfill areasincluding streetscape
improvements, parksand trails, and, especially, transit-oriented devel opment.

 Excellent design with well-devel oped design guidelinesreassure potential
developers and investors that the community knowswhat it wants and can
support it.

» Aggressive marketing of infill sitesthat includes demographic profiles,
detailed site plans, ongoing and planned community projects, and
commitment to infrastructure.

* Infill zoning, specifically overlay zones, which add speed and efficiency to the
design review and approval process and shows acommunity commitment to
revitalization.

Loan funds

By working with local housing organizations, banks and other lenders, some
government programs, and redevel opment, neighborhood, or housing foundation
sources, many cities have created loan funds used for renovations, rehabilitation,
and redevelopment projects. In essence, the city borrows the funds at a low interest
rate and then loans them out to qualified recipients at a slightly higher rate.

Property assessment insurance

New or existing property owners can be hesitant to make improvements dueto a
concern for adirect benefit to the property value of the home. Many municipalities
have established a system of property assessment insurance which guarantees that
the cost of improvementswill berecovered if homeownersdecideto sell their
property. Research shows that disbursements are only rarely necessary and that
such insurance provides strong incentive for community revitalization, automati-
cally raising property values.

A

Goshen City
Vision and Goals
for 2004-2013

W Redevelopment 1

Page 190



Page 191

Goshen City
Vision and Goals .
for 2004-2013 Q Tax credits

Indiana state statute supports the development of Urban Enterprise Zonesthat are
set up to improve quality of lifein the following ways;

» foster the formation, growth, and viability of business enterprise.

» advance opportunitiesfor zone residentsto find and sustain long term
employment and broaden career options.

* stimulateimproved housing opportunitieswithin the zone.
* provideleadershipininitiativesto implement community-based improvement.

* advocate, stimulate, and coordinate community partnershipsthat investinthe
physical and human resources of the zone.

Funding for Enterprise Zone programs comes from a percentage of tax incentive
savings received from Zone businesses. Tax benefitsfor the Indiana Enterprise Zone
programinclude:

» exempt from Indianagrossincome tax on theincrease in receipts since
property became a part of the Zone.

* stateincometax credit for individuals purchasing an ownership interest in an
enterprise zone business.

 stateincome tax credit on lender interest income.

* state income tax credit based on wages paid to qualified employees.

qualified employees wages exempt from state income tax.

Gap financing options

Infill projects are sometimes difficult to fund based on traditional |oan formulas
and requirements. Cities can help promote redevel opment financing by participating
in the loan process. Options include loan guarantee programs and seeking a combi-
nation of non-traditional funding sources. In order to improve lender confidencein
revitalization projects, cities can (based on indepth lender interviews):

» demonstrate the strength of the location and neighborhood context,
especially neighborhood safety.

* show pent-up demand in the market.

* pre-lease over 60 percent of the project.

The Goshen Millrace Farmers
Market and its art guilds were
formerly a lumber market and R

had a variety of other uses.

* include an experienced devel oper asaprincipal in the project team.

incorporate excellent accessto jobs, including transit availability

show that the city has adopted policies that will support that will
support the project.

* incorporatetax incentives.
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Adequate Public Facilities Requirements (APFs) —

APFs establish criteriafor what constitutes adequacy for facilities such as roads,
schools, police and fire service and then require devel opers to demonstrate that
adequacy exists before development can occur. Towns can use APFs as a smart
growth tool by developing adequate facilities where growth is most desirable.

Building Code Flexibility —

Building code standards that apply primarily to new construction can be abarrier
to rehabilitation. The creation and adoption of separate codes to monitor rehabilita-
tion of older buildings can encourage renovation and provide a new source of
affordabl e housing and new investment in existing neighborhoods.

Cluster Development —

Cluster development is a method of focusing development into asmaller areas
than conventional zoning allows. Generally, the allowable number of homeson a
parcel of land are placed close together to preserve open space. Cluster zoning
allows for the relaxation of minimum lot sizes, setbacks, and other requirementsin
exchange for permanent preservation of open land. It is most effectively applied in
areas close to existing city boundaries and can reduce the cost of utility and trans-
portation infrastructure, create densities that allow for transit centers and support of
small commercia and employment districts, and preserve existing farmland, wildlife
habitat, recreation areas or greenways. In some scenarios, developers are given
economic incentivesto locate clusters closer to existing town centers

Conservation Corridor —

As growth occurs and gobbles up even the smallest prairie and forest between
devel opments, conservation corridors provide an opportunity for nature to continue
undisturbed in our urban areas. Taking advantage of utility easements, railroad right
of way, and riverfront terrain, a conservation corridor is often replanted with native
vegetation and provides safe haven for birds and animals. It also serves as avista, or
buffer, between diverse land uses, increases property value, and provides arefresh-
ing break from the cityscape for the resident and commuiter.
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Density Bonuses —

*Density isthe average number of families, persons or housing units per unit of
land,; usually density is expressed ‘ per acre’. Thus, the density of a development of
300 units occupying 40 acresis 7.5 units per acre. Providing diversity and control
of densitiesis one of the basic purposes of zoning.

Density bonuses provide devel opers with the opportunity to develop smaller lot
sizes than zoning usually allows in exchange for other benefits (affordable housing,
green or recreation space, amenities.)

Downzoning

*A changein the zoning classification of land to a classification permitting devel-
opment that islessintensive or dense, such as from multifamily to single family, or
from commercial or industrial to residential. A change in the opposite direction is
called upzoning.

Enterprise Zones —

Enterprise zones can stimulate local business enterprise, provide
opportunities for residents, stimulate housing opportunities, and
enhance community partnerships. Funding for an Enterprise Zone
comes from a percentage of tax incentive savings received from Zone
businesses. Tax benefits are designated by the Indiana Enterprise
Zoneprogram and include:

B exemptions from grossincome tax on increasein receipts

M state income tax credits on ownership interest and lender
interestincome

B empl oyee exemptions from state income tax on wages
M tax credits on wages paid to qualified employees.
Fair Share Housing —

Fair Share Housing programs encourage local governments to zone land appropri-
ate for and devel op programs to meet the needs of |ow-income households. Regional
funding can be contingent on municipalities establishing their fair share allocation of
[ow-income and multi-family housing.

Growth Management / Land Use Development Management —

*The use by acommunity of awide range of techniquesin combination to permit it
to determine its own amount, type and rate of growth and then channel it into desig-
nated areas. Comprehensive plans often form the backbone of the system.

Green Building — Green Housing —

Green building refersto strategies for reducing the impact that human structures
have on the environment. Theseinclude:

B  materialsthat have been used, made of recycled materials, require less
energy to produce, are not toxic in production or disposal, and are not
procured from threatened ecosystems.

B construction methods that include energy conservation features and/or
employ alternate energy sources.

B building placements that make use of advantageous natural features
(solar face, shade trees, hillside wind protection, for example.)

B buildingsthat preserve the surrounding natural environment.



Housing Trust Funds —

HTFs are used to build revenue to create and preserve the availability of
affordable housing. They work by creating a stable pool of dollars for various
affordable housing needs. They can include acombination of public and private
funds (real estate transfer taxes, property taxes, developer fees) and create
relationships between banks, the faith community, the municipality, the business
community, and housing advocates as potential supporters.

Impact Fees / User Fees —

Impact fees may be applied to new devel opment to mitigate the effect of
increasing population on municipal services and/or facilities. They alow citiesto
recoup costs associated with development and bal ance the benefit of new devel-
opment across the community. They are generally used to fund the costs of new
utilities, transportation, parks, and education.

The State of Indianaregulates the imposition of impact fees, and only afew
communities use impact fees per se. But asall communities realize the many
hidden costs of development to their taxpayer base, thereismoreinterest in
exploring greater contributions from those who specifically benefit from services
put in place or expanded specifically for them.

In accordance with a comprehensive plan —

* A term from the Standard State zoning Enabling act which requires that the
zoning ordinance be “in accordance with a comprehensive plan.” This require-
ment usually has been interpreted to mean that the zoning ordinance should be
applied uniformly, include all private land within the jurisdiction, and be inter-
nally consistent; (and that it be) consistent with public policies arrived at through
detailed study and analysis, i.e. the comprehensive plan.

Inclusionary Zoning —

Inclusionary zoning isatool to provide more affordable housing, reduce the
concentration of low-income housing in central city neighborhoods, and provide
more housing options. A threshold devel opment size must be established and
then either voluntary or compulsory guidelines require a certain percentage
(usually around 15%) of new homesto be affordable to 80% or less of the Area
Median Income.

Land Use Controls —

*A term generally referring to the use of police power techniques to control
and guide land use and development. In actual use, the term normally refersto
zoning, subdivision regulations, and official maps.

Land Trusts and Land Banking —

Both land trusts and land banking are ways
of making land available for the future. Both
preserve land for specific purposes or protect it
from undesirable uses. Often land trusts are
community owned or the rightsto development
of the land are purchased by acommunity
organization or agency. Land bankingis
generally used to create an economic resource
for low-income members of aneighborhood or community.
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Developed by the Center for Neighborhood Technology and Fannie Mag, the
LEM considers household savings in transportation costs associated with living
near public transit or close to work. By including these savingsin calculation
housing affordability, LEMs enable homebuyersto qualify for higher mortgages,
making housing more affordable. Similar live-near-your-work programs can be
offered by employers and promoted by local governments as a down payment
subsidy or other benefit to employees.

Mixed-Use Development —

Traditional zoning regulations prevent multiple usesin asingle devel opment.
. Mixed use refers to the inclusion of services, shopping, jobs, parks, and recreation-
E 5 E a opportunitiesincorporated into residential development. The concept refers
n H' H specifically to zoning strategies but the result can be similar to village-style
development.

e Mixed Use Zoning —
|

A *Zoning which permits a combination of usually separated uses within asingle
 WELCOME oPEN . development. Many PUD ordinances specify permitting combinations of, say,
(i various residential types and local businesses. More recently the term has been
applied in amore limited way to in-town development, often with buildings that
may contain offices, shops, hotels, apartments and other uses.

While zoning traditionally has separated land uses, improved performance
controls and some rethinking of old values on the part of planners and their critics
haslead to aloosening up of narrowly defined districts to permit appropriate
mixtures, such as local shopping in residential areas, and therefore more interest-
ing, livelier neighborhoods.

Overlay Zoning —

An overlay zone is defined by uniform requirements or uses that are superim-
posed over existing zoning districts. Overlays may specify a use, relax typical
zoning regulations, provide resource or feature protection, vary intensity or
character of uses, or be subject to design guidelines or other restrictions, regula-
tions, or opportunities.

Performance Zoning —

Performance zoning is basically another type of overlay that regulates land use
patterns based on impact rather than typical zoning requirements. Use of thistool
usually requires establishing a set of performance standards or guidelines that
make specific uses acceptable within identified districts (i.e. storefront retail in a
residential district, cottage industry in an agricultural zone.)

Phased Growth —

Phased growth refersto a system of allocating alimited number of building
permits over aperiod of time or for specifically designated zones. Some permits
can be allocated according to the type of development or in order to achieve
desired results.
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Planned Unit Development (PUD) —

* A technique for establishing guidelines for mixed-use development, typical-
ly on large parcels of land. Within a PUD, variations of densities, setbacks and
other requirements are allowed. PUDs are most commonly used in undevel oped
suburban areas near the metropolitan fringe that have been designated for
compact, mixed-use development; large lots within an urban areathat have not
yet been devel oped; or urban redevelopment areas. It allows the unified, and
hence potentially more desirable and attractive, development of an area, based
on acomprehensive site plan.

PUD can have anumber of advantages over conventional |ot-by-lot devel op-
ment including: mixed building types and uses to create more heterogeneous
and “alive” communities; combining often unusable yard space on individual
lots into larger common open spaces; offering greater opportunities for incen-
tivesto building lower cost housing; lower street and utility costs resulting from
reduced frontage; and the possibility of increasing the devel opment while
keeping desirable amenities.

Resource-Efficient Mortgages (REM) —

REM s are programs that take into account the impact of utilities as a compo-
nent of housing cost. The savings generated by weatherization and “green”
building techniques (which include energy-efficient design, materials, and
construction) lower energy use and result in significant savings over time.
Developer incentives can be combined with REMs to encourage affordable
housing.

Rhythmic Placement —

Design features of unique and historic buildings are often defined by the
rhythmic interval s between features. These occur on a number of scales: the
intervals between structural elements such as windows and doors are distinctive
in downtown retail districts for their human scale; the primary urban rhythm of
atraditional neighborhood is expressed by narrow side yards, shallow frontages
and common distances between large street trees; blocks are created by evenly
spaced streets at the next level and cities are built of blocks. Tight rhythmic
placement is often recommended in revitalization projects to remain consistent
with characteristic rhythmic design as opposed to the greater distances between
placement and features which typifies more contemporary suburban develop-
ment.

Transition Zones —

Every built environment is made up of avariety of uses. Zoning regulations
over the last fifty years have had atendency to isolate those uses, often dividing
sectors into un-integrated zones. Gradual changes between zones, particularly in
areas that may be suitable for a mixture of uses, are more aesthetically pleasing,
bring community design featuresinto complementary relationships, and provide
better opportunities for pedestrians and bicycles to move from one zone to the
next without gaps or obstructions. Typical transition features may include tree
clusters or landscaped open space, moderate changesin building sizes and
setbacks, or gradual changesin densities from areas closer to city centersto
thosefurther away.
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Village-style Development —

Similar to the mixed-use concept, avillage-style devel opment is conscientious
about architecture, layout, design, landscaping, connectivity, and compatibility to
result in avillage or town atmosphere of walkable streets, community space,
attractive and accessible streetscapes, and the quality of life generally associated
with traditional neighborhoods. Densities and mixed-use zoning make village-
style development less land consumptive, more balanced transportation-friendly,
and more environmentally sound.
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