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Introduction
Economic development is an important aspect to maintaining and 
improving the well-being of the Elkhart Community. It consists of 
projects and programs to enhance private sector business activity 
and increase jobs and wealth for Elkhart’s residents. Economic 
development can consist of improvements to infrastructure and 
transportation systems, improving the overall quality of life factors 
within the community to make it more attractive to business, 
incentive and financing programs to lower the costs of doing 
business within the community, and improving social programs and 
education to build a higher skilled workforce to improve the labor 
efficiency for local business. The public sector has a role in helping 
to attract and retain jobs within a community and improve the 
welfare of its residents. This section discusses specific programs as 
part of the overall growth strategy of Elkhart to help build wealth 
and prosperity. 

Existing Areas for Investment and 
Development
The City currently has seven different TIF (tax increment financing) 
districts to help focus redevelopment efforts within the City. TIF 
districts operate by freezing tax assessments at a base level when 
they are created. This current tax revenue continues to go to the 
City’s general fund and other taxing district funds (i.e. schools, 
libraries, etc.). As new investment creates new assessed value 
within the district, the new taxes generated off that additional 
investment are diverted to a new fund. This new fund can only 
be used for further investment and improvements within the 
TIF district. The premise is that once redevelopment and new 
investment is complete, the district is dissolved and now the new 
revenues go back to the original taxing jurisdictions. Without the 
additional investment that this district creates, it is argued that new 
private investment and assessed valuation would not otherwise 
occur. The districts are outlined on the “Economic Development 
Existing Conditions Map”. 

The City currently has six active plans in place for infrastructure 
improvements and reinvestment aimed at economic development. 
Objectives of the plans include encouraging new business 
investment,  sewer, water and transportation improvements, 
reinvigorating older industrial areas,  and new commercial 
development. The specific plans are summarized as follows:
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Southwest Industrial Area Plan
Mission

The mission of the Southwest Industrial Area Plan is to facilitate 
new business investment in the Economic Development Area.  
New business investment will result in an increase in the tax 
base and additional employment opportunities for area residents.  
Investment will be in the form of new commercial development 
and industrial development.

Goals

•	 Improve the aesthetics of the area.

•	 Improve the infrastructure within the area.

•	 Resolve land use conflicts between industrial and residential 
areas.

•	 Assist the existing area businesses to expand and improve 
their current facilities.

•	 Attract new commercial and industrial development to the 
area.

Proposed Activities

The proposed activities for the TIF may include the following:

1.	 Sewers and Water – Eliminate combined sewer overflows 
by separating sanitary and storm sewers currently serving 
the area. Sewer and water lines would also be extended to 
residential areas not currently served by City utilities.

2.	 Road Improvements – Some of the improvements that 
may be funded utilizing TIF revenues include the addition 
of turn lanes on Prairie Street, in addition to Hively and 
Benham Avenues. Pedestrian crossing signals and crosswalks 
may be added at all additional traffic lights resulting from 
redevelopment. Curbs may also be added along both sides 
of Prairie from Dinehart to Hively and along both sides of 
Benham from Hiawatha to Hively.

3.	 Sidewalks – The neighborhoods to the south of Woodland 
Crossing Shopping  Center (formerly known as the “Pierre 
Moran Mall”) have sporadic sidewalks. The plan would be to 
extend sidewalks to areas where they are not currently in 
place. Sidewalks may also be placed around the full perimeter 
of Woodland Crossing Shopping  Center making it more 
pedestrian friendly. Currently, sidewalks are only located 
to the south and east of CVS along Hively and Prairie. 
Sidewalks may be extended along both sides of Benham 
from Hiawatha to Hively. Sidewalks may also be extended 
along both sides of Prairie from Dinehart to Hively.
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4.	 Public Amenities – Street trees and pedestrian lighting may 
be added along major roadways, including the perimeter 
of Woodland Crossing Shopping  Center to make it more 
pedestrian friendly and aesthetically pleasing. This would 
also encourage use of the sidewalks and crosswalks added 
as a result of this redevelopment project. Improvements, 
such as lighting, may also be made to the pedestrian access 
from Hawthorne into the mall area.

Elkhart Technology Park Redevelopment Plan
Introduction and Purpose

The City of Elkhart seeks to create a Redevelopment Area in the 
Beardsley Avenue-Michigan Street industrial area.  The site is an 
older industrial area located in northwest Elkhart consisting of 
approximately 220 acres. The redevelopment plan is based on a 
strategy of transitioning this area from traditional manufacturing 
to technology based businesses by creating a technology park.   By 
adopting the redevelopment plan and implementing the proposed 
activities, the following benefits may be realized:

•	 increased opportunities for gainful employment of area 
residents;

•	 attraction of new high technology  businesses to the area;

•	 retention and/or expansion of existing businesses in the 
area.

•	 increased local tax base

Mission and Goals

The mission of the Elkhart Technology Park Development Plan is 
to facilitate new business investment in the Redevelopment Area.  
Specific goals of the plan are as follows:

•	 improve the overall aesthetics;

•	 improve the existing infrastructure area and provide new 
technological infrastructure;

•	 assist the existing area businesses to expand and improve 
their current facilities;

•	 attract new commercial and industrial development;

•	 fund needed public improvements;

•	 provide incentives for businesses and offer tax credits.
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Technology Park Overview

Research has shown that the development of successful 
technology parks can have a positive impact on local and regional 
economies by encouraging and fostering businesses that provide 
skilled, high wage jobs.  Elkhart has a growing economic base, but it 
is focused heavily on traditional manufacturing.  The creation of a 
technology park and the subsequent technology based businesses 
will diversify our local economy and provide opportunities for 
residents to pursue careers with technology based businesses 
without leaving the area.  

Downtown

The overriding goal of the Downtown Redevelopment Plan is 
to facilitate and encourage reinvestment and redevelopment in 
downtown Elkhart, specifically within the designated impact zone.  
Reinvestment will be in the form of new housing, commercial 
development, entertainment/recreational opportunities, and 
civic uses which will provide an attractive, pedestrian-friendly 
environment for both residents and visitors. The end result will be 
an environment that attracts local private investment, and sets the 
stage for on-going, healthy growth.

Specific objectives of the Downtown Redevelopment Plan are as 
follows:

1.	 Utilize the Elkhart and St. Joseph Rivers as a downtown 
amenity and a community resource.

2.	 Utilize land downtown to its maximum potential, or “highest 
and best economic use,” in a manner which blends private 
and public uses.

3.	 Encourage new investment in the impact zone to strengthen 
the investment climate in the entire downtown.

4.	 Increase the local tax base.

5.	 Increase the downtown resident population.

6.	 Enhance the overall appearance of the downtown to attract 
new investment and new patrons.

7.	 Make downtown Elkhart a “destination point” for the city, 
county and region.

8.	 Eliminate pockets of disinvestment, detrimental influences 
and environmental concerns.

9.	 Remove inappropriate land uses currently within the 
downtown area, such as industrial sites and warehouses.



7.4

City of Elkhart Comprehensive Plan Update
Chapter  7 : Economic  Deve lopment

7.5Adopted February 2, 2015

10.	 Incorporate an “arts and culture theme” into downtown 
revitalization efforts.

11.	 Enhance the overall security and public safety in the 
downtown area.

12.	 Use limited public resources to leverage significant new 
private investment in the downtown area. Every one dollar 
of public investment should strive for attracting four to ten 
dollars of private investment.

Cassopolis Street Improvements
The following types of public improvements are needed along the 
entire Cassopolis Street Corridor and also along that portion of 
Johnson Street (CR 9) within the Redevelopment Area.

Streetscape

Streetscape improvements are needed throughout the Cassopolis 
Street Corridor.  The proposed improvements include provision 
of sidewalks and other pedestrian friendly amenities, distinctive 
street lighting, street trees, and a unified sign program.

There are very few sidewalks on Cassopolis Street. Proposed 
improvements include extending sidewalks from the south side of 
the Toll Road overpass, where they currently end, south to Bristol 
Street. This would allow pedestrian traffic to safely move along the 
corridor. In addition, sidewalks would be added to one or both 
sides of Johnson Street to create safer pedestrian movement. TIF 
funds may also be used to fund sidewalks in and around any future 
commercial development that occurs within the redevelopment 
area. TIF funds may also be used as a match for a T-21 grant 
from the State of Indiana. Indiana’s Transportation Enhancement 
program allows funding for transportation projects to expand 
beyond the traditional accommodations for cars, trucks, buses and 
transit. Transportation enhancements (TE) are transportation-
related activities that are designed to strengthen the cultural, 
aesthetic, and environmental aspects of the Nation’s inter-modal 
transportation system. At least twenty percent (20%) of a project’s 
cost must be paid for by the sponsor to show commitment by the 
community.

Consistent street lighting is a necessary element for creating a 
sense of cohesion throughout the corridor.   This type of cohesion 
has been implemented along areas such as Elkhart Avenue, South 
Main Street and Benham Avenue. Part of this plan is to create a 
corridor with this type of feel and distinctive identity.

A major component of the streetscape is landscaping. A unified 
landscape plan is necessary so that as the corridor develops, the 

There is a need for better sidewalks along Cassopolis Street.
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landscape complements the lighting and helps create a pleasant 
environment for both pedestrians and motorists.  Key landscape 
components include provision of sidewalks, pedestrian crossings 
and street trees.

Utility Relocation (Underground)

TIF funds from this Economic Development Area may be used to 
relocate utilities from overhead to underground. This would help 
to improve aesthetics and reduce congestion that has resulted 
from signage, utility poles and power lines. TIF funds may also 
be used to assist in the cost of burying power lines in future 
development areas within this district.

Transportation Improvements

TIF Funds may be used to assist in implementing the 
recommendations contained in the Corridor Study, including the 
provision of additional traffic lights. Additional lights may be added 
along Cassopolis at Emerson Drive. This will become necessary as 
future commercial development occurs along the eastern portion 
of Cassopolis Street near this intersection. Along Johnson Street, 
an additional traffic light may be needed at the intersection of 
Arlington if Arlington is realigned at Emerson and becomes an 
east west connector between Cassopolis and Johnson.

Water and Sewer

TIF funds would be used to eliminate combined sewer overflows 
by separating sanitary and storm sewers currently serving the area.  
Combined sewers are found primarily in the southern portion of 
the corridor. 

Proposed Activities by Development Area
The Cassopolis Street Corridor consists of five distinct 
development areas and the Lerner Performing Arts Center 
project (formerly the ELCO Theatre) in heart of Downtown 
Elkhart’s Arts & Entertainment District.  The following paragraphs 
will discuss the proposed activities in each area beginning with the 
northernmost area, south of Sanford School Road and proceeding 
south along Cassopolis to Bristol Street and into downtown.

Northpointe Gateway

The intersection of Cassopolis Street and the Indiana Toll Road 
forms a major gateway to the City of Elkhart.  It is commonly 
known as Northpointe due to the presence of the Northpointe 
PUD, a large mixed-use PUD that occupies the entire corridor 
west of Cassopolis Street between Sanford School Road and 
the Toll Road.  The area on both sides of the Toll Road and both 
sides of Cassopolis Street forms a visitor’s first impression 
of Elkhart when exiting the Toll Road.  There are many hotels 

Northpointe Gateway area.
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located in this area along with the Elkhart County Convention 
and Visitors Bureau.  Currently, sidewalks extend on both sides 
of the Cassopolis Street bridge spanning the Toll Road, but end 
abruptly at grade level.  Proposed improvements include providing 
the streetscape components discussed previously in this plan 
(sidewalks, landscaping, distinctive lighting), with particular emphasis 
on creating pedestrian connections within existing development, 
as well as between them.  Of major importance in the Gateway 
is the implementation of the recommendations contained in the 
Corridor Study.  This would include alignment of entrances to 
commercial developments on either side of Cassopolis Street, 
consolidation of existing curb cuts where possible, improving 
pedestrian access and providing rear service drives.

Windsor Street/ County Road (CR) 6 Loop

The first signalized intersection south of the Toll Road is the 
intersection of Cassopolis Street and Windsor Avenue.  To the 
east, Windsor Avenue provides access to County Road (CR) 9 
(Johnson Street) through a major commercial center containing 
restaurants, a hotel, retail and office uses.  West of Cassopolis 
Street, Windsor Avenue provides access to commercial and 
industrial development and terminates in a cul-de-sac.  Just south 
of this area is the intersection of CR 6 and Cassopolis Street, 
an intersection with huge traffic volumes and many automobile 
accidents. The Northfield Market PUD, located south of CR 
6, contains both Wal-Mart and a multi-plex cinema, popular 
destinations in the corridor.  Proposed improvements in this area 
include the creation of an extension of the eastern portion of 
Windsor Avenue south to connect with CR 6. This would provide 
an alternate route for traffic trying to access the Northfield PUD 
and other commercial establishments in close proximity. The plan 
also calls for the addition of right-turn lanes at all four corners of 
the intersection.  Consolidation of access points and construction 
of streetscape improvements are also proposed for this area. 

Emerson Arlington Connection

The area surrounding Emerson Drive on the west and Arlington 
Street on the east contains large areas that are poised for 
redevelopment.  Currently, Emerson Drive and Arlington Street 
are not in alignment and form T intersections at Cassopolis Street.  
This results in numerous traffic accidents as people try to jog 
from one to the other.  Further development will only exacerbate 
this problem. It is imperative that Emerson Drive and Arlington 
Street be aligned with each other and the intersection signalized.  
Access to new commercial areas can then be provided from 
Emerson Drive and Arlington Street. Street improvements along 
Arlington will be made from Cassopolis Street to CR 9 (Johnson 
Street) and along CR 9 where new development occurs.  Corridor 
Study recommendations will be implemented and streetscape 
improvements will be made. 

The intersection of Windsor Avenue and Cassopolis Street.

The intersection of Arlington Road and Cassopolis Street.
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South Drive Area

Proposed improvements include the extension of South Drive 
east to CR 9.  The extension of South Drive east to Johnson Street 
would provide another connection between Cassopolis and 
Johnson Streets, in addition to providing access to large, currently 
undeveloped or underdeveloped areas.  As development occurs, 
access management principles would be applied and construction 
of the streetscape would occur.  Consolidated and coordinated 
access will be planned to accommodate the residential area to 
the west of Cassopolis Street as commercial development occurs.

Country Club Drive to Bristol Street

This area is characterized by a wide variety of commercial uses 
located on small lots with many curb cuts, lots of signs, and 
large volumes of traffic.  There are some industrial uses west of 
Cassopolis Street and also some undeveloped areas large enough 
to accommodate a mixed-use type of development.  Proposed 
improvements in this area include installation of the streetscape 
and other street improvements, and consolidation of existing curb 
cuts wherever possible.  It is very important in this area to create 
a pedestrian friendly environment to connect the commercial 
corridor with nearby residential neighborhoods.

Lerner Performing Arts Center Project (also referred to 
as the “ELCO Theatre” and the “Lerner Theatre”)

The Lerner Performing Arts Center was recently restored to its 
original 1920s opulence while at the same time being outfitted 
with state-of-the-art, 21st century acoustical improvements. The 
renovated theatre is poised to become the cornerstone of a 
thriving Arts and Entertainment District in the heart of downtown 
Elkhart.

An additional 6,000 square feet of meeting space, complete with 
catering, means such things as corporate business events, wedding 
receptions, proms, banquets and other activities now have the 
space and attractive quarters to meet the demand.

An attractive and active performance venue and meeting space 
means that Elkhart residents and others from out of town will 
have plenty of reasons to visit downtown and take in other nearby 
destinations.  Since the Cassopolis Street Corridor is the primary 
gateway from the Toll Road to Downtown, a thriving downtown 
Arts and Entertainment District will increase the volume of vehicle 
traffic (a key indicator of retail property values) and will have a 
positive impact on the hotels, restaurants, and other retailers in 
the Cassopolis Street Corridor.

Homes along Cassopolis Street just south of South Drive.

View along Cassopolis Street north of Sunset Avenue.

Artist rendering of the Lerner Performing Arts Center.
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