
AGENDA 
ELKHART CITY PLAN COMMISSION 
MONDAY, June 3, 2024 AT 1:45 P.M. 

COUNCIL CHAMBERS – MUNICIPAL BUILDING 
 

THIS MEETING WILL BE HELD ELECTRONICALLY VIA WEBEX. 
 

This meeting can also be accessed via WebEx. To join, go to http://coei.webex.com, enter 2310 506 8344 as the meeting number and 
“PLAN” as the password. Attendees may preregister or enter during the meeting. Comments and questions may be submitted via the 
WebEx app during the meeting or may be submitted to Carla.Lipsey@coei.org prior to the meeting. 

 
 

1. ROLL CALL 
2. APPROVAL OF AGENDA 
3. APPROVAL OF MINUTES APRIL 2024 
4. APPROVAL OF PROOFS OF PUBLICATION 

 
5. NEW BUSINESS 

 
24-ANX-03 PETITIONER IS JENWAY MAJESTIC LLC & WRANGLER REAL ESTATE INC  
PROPERTY IS LOCATED AT VACANT LAND 
As prescribed by Section 29.11.B, a request to annex parts of four (4) vacant parcels located at east end of Vernon Avenue 
and land fronting Greenleaf Boulevard (3300 bl.), land containing approximately 2.64 acres.   
 
24-TXT-01 PETITIONER IS THE CITY OF ELKHART INDIANA   
PROPERTY IS LOCATED AT all properties located with the Special Flood Hazard Area (SFHA) 

               Plan Commission approval of the following proposed text amendments: 
 
               The City of Elkhart seeks the review and adoption of updated language in 
               Section 21, Special Flood Hazard Area Overlay District.  These efforts are 
               required for the City of Elkhart to participate in the National Flood Insurance Program.   

 
24-PUDA-02 PETITIONER IS RIDGEWOOD DRIVE, LLC   
PROPERTY IS LOCATED AT 2700 Ridgewood Drive  
Per Section 20.10.B.2, a major amendment to the approved site plan that permitted a total of 169 units where one (1) unit is 
reserved for management for a total of 168 dwelling units for lease, to allow for the conversion of two (2) apartments to 
office space.  Bringing the total number of units for lease to 166 units for lease. 
 
24-MSUB-09 PETITIONER IS HTIW PROPERTIES, LLC 
PROPERTY IS LOCATED AT 1931 W MISHAWAKA ROAD 

 Per Article 4 of the Subdivision Ordinance, approval of a Preliminary Plat to be known as ‘HTIW 1931   
 Subdivision.’  This request represents +/-17.26 acres and will total two (2) lots with an ingress/egress easement  
 on Lot 1 for the benefit of Lot 2 and a proposed drainage easement on Lot 2 for the benefit of Lot 1. 

 
24-X-04 PETITIONER IS MALIK ENTERPRISE, LLC   
PROPERTY IS LOCATED AT 1710 LEER DR   
A Special Exception per Section 13.3, Special Exception Uses in the B-3, Service  Business District, to allow for a Trade 
School. 
 
24-FSP-04 PETITIONER IS EW MARINE INC.   
PROPERTY IS LOCATED AT LOT 15 OF PARKWAY AT 17   
As required by Section 20.7.B seeking approval for a Final Site Plan for a new 306-space  parking lot on Lot 15 of the 
Parkway at 17 development.  This lot is to serve the buildings at 1101 and 1115 Parkway Avenue. 
 
Staff Item  
24-SI-01- ADDRESSING 
Approval of proposed addresses for the City of Elkhart.   

 
6. ADJOURNMENT 

 
 

PLEASE REMEMBER TO USE YOUR MICROPHONE WHEN SPEAKING. 
ERRORS IN THE MINUTES MAY RESULT DUE TO VOICES BEING INAUDIBLE. 

 

http://coei.webex.com/
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PLAN COMMISSION 
-MINUTES- 

Monday, April 1, 2024 - Commenced at 1:45 P.M. & adjourned at 2:30 P.M. 
City Council Chambers – Municipal Bu ild ing 

  
Elkhart City Plan Commission was called to order by Tory Irwin at 1:45 P.M. 
 
MEMBERS PRESENT 
Tory Irwin 
Dave Osborne 
Ron Davis  
Dan Boecher 
Diana Lawson 
Christopher Baiker  
Aaron Mishler-WebEx 
 
MEMBERS ABSENT 
Rochali Newbill  
 
REPRESENTING THE PLANNING DEPARTMENT 
Eric Trotter, Assistant Director of Planning 
 
LEGAL DEPARTMENT 
, Corporation Counsel 
 
RECORDING SECRETARY 
Hugo Madrigal-Robles  
 
APPROVAL OF AGENDA  
Motion to approve by Lawson; Second by Osborne. Voice vote carries  
 
APPROVAL OF MINUTES  
Motion to approve by Lawson; Second by Davis. Voice vote carries. 
 
OLD BUSINESS 
None 
 
NEW BUSINESS 
24-X-03 PETITIONER IS NM VYT, LLC (d/b/a Voyant Beauty)  
PROPERTY IS LOCATED AT 1919 Superior St. 
A Special Exception per Section 18.3.L, Special Exception Uses in the M-1, Limited Manufacturing District, for the storage of any 
liquid or gas in excess of 10,000 gallons, to allow for the addition of 2 – 10,000 gallon tanks and 2- 5,000 gallon tanks. 
 
STAFF ANALYSIS 
The petitioner is requesting a special exception to allow for the addition of four (4) new tanks as a part of an expansion project at 
the Superior Street facility.  The petitioner, d.b.a. Voyant Beauty, is a manufacturing and packaging plant for aerosol blend 
configurations and specialty viscous liquids in bottles, tubes and jars; for use in hair, body, face, sun and natural formulations. 
 
The plan is to add additional product lines to increase capacity.  The tanks are proposed to be used as a part of the product line 
expansion.  No new chemicals are being added – just additional capacity.  Based on plans submitted to the City for review, the tanks 
will be contained within an enclosure that will have a drain connected to the existing monitored sanitary sewer line, should the tank 
need to be drained. 
 
The construction plans have been submitted for review and approval at Tech Review for a +/- 60,000 square foot addition on the 
south side of the current building on Superior Street.  This addition is adjacent to the Norfolk Southern Railroad.   
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STAFF RECOMMENDATION 
Staff recommends approval of the request based on the following findings of fact: 
 

1. The Special Exception is so defined, located and proposed to be operated that the public health, safety and welfare 
will be protected because all tanks will be built all applicable codes, located within the building and have the 
necessary floor drains connected to the sanitary sewer system; 

 
2. The Special Exception will not reduce the values of other properties in its immediate vicinity because the additional 

tanks will not change the use of the property and will not impact the adjacent uses;  
 

3. The Special Exception shall conform to the regulations of the zoning district in which it is to be located because the 
tanks will not generate adverse effects on adjacent properties with noise, emissions or vibrations. 

 
 
Irwin asks if there are questions from the Commission. 
 
Davis is asking if they have met all the state requirements. 
 
Trotter responds yes  
 
Mishler inquired Irwin about any concerns regarding the capacity of the existing sanitary sewer connected to the expansion. 
 
Irwin confirmed that Voyant Beauty is working on resolving concerns identified during tech review. 
 
Irwin calls the petitioner forward. 
 
Bryan McMorrow from V3 Company is representing Voyant Beauty and speaking on behalf of the petitioner. The petitioner is 
seeking a special exception to expand their Superior Street facility by adding four new tanks. Chemical storage tanks requires a 
special exception from the plan commission and the board of zoning appeals. During our meeting with the Public Works 
Department, we received feedback on Tech Review and are excited to do business in Elkhart. 
 
Irwin asked the petitioner about the future usage of the site. 
 
Irwin asks if there are questions from the Commission. 
 
Osborne is inquiring about the contents of the liquid gas tanks. 
 
McMorrow deferred the question to Jon Jones. 
 
Jon Jones from Voyant Beauty says that the chemicals are water-based and the chemistry is like spray aerosol scents from room 
deodorizing, with the same mix. 
 
Irwin mentioned that Voyant Beauty would work with our City Sanitary Public Works in the event their tanks are released under 
permit. 
 
Baiker inquires about the proposed location of new tanks. Can you confirm if they will be located inside a building or enclosure. 
 
Jones replied inside the building.  
 
Baiker stated that he drove by the site location and asked whether the tanks were comparable in size. 
  
Jones replied yes approximately. 
 
Irwin calls for a motion. 
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Osborne makes a motion to approve 24-X-03 with a Do-Pass Recommendation to BZA; Second by Davis. Motion carries 
 
Davis-Yes  
Boecher-Yes  
Lawson-Yes   
Baiker-Yes 
Mishler-Yes 
Osborne-Yes 
Irwin-Yes 
 
Irwin states at a special meeting of the plan commission on March 20th, 2024 a public hearing was held on this item. While there will 
be an opportunity for public comment today, the official hearing took place on March 20th. 
 
NEW BUSINESS 
24-PLAN-01  
PROPERTY IS LOCATED AT ELKHART DOWNTOWN MASTER PLAN  
 
STAFF ANALYSIS 
This Downtown Master Plan was designed through an iterative Charrette process with distinguished consultants from across the 
country. In December of 2022, the design team initiated a rigorous analysis of Elkhart’s current opportunities and constraints. The 
preliminary work included thorough study of the city’s history, morphology, ecology, walkability, and parking demands. This effort 
also included documentation of the Central Green site and precedent analysis for a proposed amphitheater that would act as a 
catalyst quality of place project.   
 
From January 6–11, 2023, the client, architect, and consultant team convened a five-day charrette in  
Elkhart, where professional expertise was combined with local insights to craft a new vision for the long-term growth of the 
downtown Community members and City staff were invited to participate in working sessions throughout the week. Three open-
house stakeholder meetings, one morning and two evening, were hosted at the charrette space to solicit feedback and engage in 
meaningful dialogue about the direction of the project. Over the course of five days, the team developed the Master Plan, 
addressing issues of urban form, street design, circulation, parking, and catalytic opportunities—the amphitheater being the first 
and most prominent. 
 
One key element of the Master Plan is the inclusion of an Illustrative Plan created to  show a hypothetical, long-range build-out after 
several decades of implementation. This Illustrative Plan is not intended to dictate the precise design of future projects in Downtown 
Elkhart, rather, to contextualize the vision for Downtown Elkhart and its Development Code. Desired Outcomes to be achieved from 
the implementation of the plan include: 

• Increase vibrancy and economic activity in the downtown 
• Make downtown more walkable and in turn more livable 
• Restore the density beyond Main Street through preservation of existing fabric and complementary new building 

development 
 
Metrics for measuring the success of the plan will include:  

• increasing residents living in downtown and in the City 
• increase in new and expanded business density 
• increases in assessed value of downtown properties 
 

 
The Illustrative Plan highlights five key elements in order to provide a framework for implementation over time.  
• Robust Open Space (Public Realm and landscape) 
• Multi-modal Transportation & Parking Strategy (streets, parking, transportation, public realm) 
• One Downtown, Two Districts – walkable access (zoning/land use, infill housing/retail, parking) 
• Great Civic Amenities (public realm/landscape, historic preservation, transportation) 
• Preservation & Context-Sensitive Mixed Use Infill (historic preservation, infill housing/retail) 
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Collectively, these elements incorporate strategies that will lead to improvements in the public realm (streets, parking, landscape 
and transportation), balancing increased infill retail and housing development opportunities with historic preservation, and guiding 
future development form through a regulating plan and updates to the zoning code. 
 
A second primary component of the Master Plan is a series of priority development components. As noted above, the development 
of a new outdoor amphitheater venue at the Central Green location coupled with a new mixed-use development on the Civic Plaza 
site have been identified as a key catalyst project to build on downtown’s current positive momentum and combine with the Lerner 
to amplify this space as an anchor of arts and entertainment in downtown. An expanded River walk on the west bank of the Elkhart 
River will work to support the amphitheater project and expand the existing recreation amenities on the East Bank to help create a 
signature recreation experience. Other development components include: 

• Depot Square - This is the area adjacent to the historic Train Station. The Plan calls for enhancing the presence of this 
important transit node by culminating 2nd Street in a new transit plaza, lined by commercial buildings 

• Civic Center - This is the area centered on High Street and Second Street. The site which currently contains the County 
Courts Building will become a new redevelopment site. The plan identifies an opportunity to centralize a new public parking 
structure and Police Sta tion as a part of a new distinct Civic Center  that will consolidate and cluster civic facilities that are 
currently scattered into an identifiable central location within the Downtown making them more accessible to all. 

• Neighborhood Edge - These are the areas at the western and southeastern fringe of the Downtown adjacent to single-
family neighborhoods. It is imperative that new infill development in these area are regulated to ensure massing and 
frontage compatibility with their single-family neighbors. This Plan therefore identifies these areas as significant transitional 
zones that can attract new multi-family residential development, bringing more residents closer to the Downtown and 
offering them an urban lifestyle that is different from that of single-family neighborhoods. 

 
The Elkhart Comprehensive Plan is the official statutory document that serves as Elkhart’s guide for land use and development 
policies for development and redevelopment in the study area, and includes the long range goals, objectives and recommendations, 
along with the supporting maps, intended to guide development decisions towards the community’s collective vision for the future.  
This Downtown Master Plan is intended to provide additional guidance specific to the development of Downtown Elkhart. It should 
be clarified that as an advisory amendment to the Comprehensive Land Use Plan, the regulating plan and zoning code 
recommendations included in the Downtown Plan are provided as recommendations only. The City’s Zoning Ordinance is the 
statutory document that has the authority to regulate building use and design standards – it is the intent of staff to incorporate 
these elements into the forthcoming update to the City’s zoning ordinance later this year. 
 
Members of the city staff, Plan Commission and City Council should keep in mind that this Downtown master Plan, much like the 
Comprehensive Land Use Plan, reflects the community’s values.  City officials cannot expect to control all circumstances.  However, 
the spirit of this plan should be adhered to in order to ensure the community’s values are maintained. 
 
 
STAFF RECOMMENDATION 
 
The Staff recommends approval of the Downtown Elkhart Master Plan as an advisory document to the Comprehensive Land Use 
Plan based on the following findings of fact: 
 

1) The plan provides a statement of objectives for the Downtown Elkhart’s future development; 
 

2) The plan provides a statement of policy for the land development of Downtown Elkhart; 
 

3) The plan provides a statement of policy for the development of public ways, place, lands, structures and utilities in the 
downtown. 

 
 
Irwin asks if there are questions from the Commission. 
 
Inaudible  
 
Trotter confirmed that there will be public hearings and feedback sessions during the summer. The adoption of the proposal is 
expected in the fall, and it will require approval by this body. 
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Mishler requested Osborne to speak into his microphone. 
 
Osborne inquires if the advisory plan will be included and whether some advice will be integrated into the statutory plan. 
 
Trotter responds yes. 
 
Irwin opens for public comments in favor or opposition to the petition 
 
Hearing none, Irwin closes the public portion of the meeting. 
 
Irwin calls for a motion. 
 
Boecher makes a motion to approve 24-PLAN-01 (DOWNTOWN MASTER PLAN) with a Do-Pass Recommendation to Common 
Council; Second by Davis. Motion carries 
 
Boecher-Yes   
Mishler-Yes  
Davis-Yes  
Baiker-Yes  
Lawson-Yes  
Osborne-Yes  
Irwin-Yes 
 
During the meeting, Irwin mentioned that the Plan Commission member of the BZA is no longer on the BZA and we will have to find 
another member to the BZA. We won’t take any action today. 
 
ADJOURNMENT 
Irwin calls for a motion to adjourn the meeting.  Osborne approves motion to adjourn and is seconded by Boecher. Meeting is 
adjourned and all are in favor.   
 
 
 
 
____________________                  ________________________ 
Tory Irwin, President                         Dave Osborne, Vice-President   
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