INDIANA ENTERPRISE CENTER

AREA MANAGEMENT PLAN
DECEMBER 2020

INDIANA ENTERPRISE CENTER
AREA MANAGEMENT PLAN
DECEMBER 2020

PREPARED FOR

PREPARED BY

William Schalliol
Executive Director of Economic Development
Department of Infrastructure, Planning,
and Growth
St. Joseph County, Indiana
227 W Jefferson Boulevard, 11th Floor
County-City Building
South Bend, IN 46601
574.235.7800
bschalliol@sjcindiana.com

Antero Group

REDEVELOPMENT COMMISSION

Antero Group
1212 N. Ashland Avenue, Suite 202
Chicago, IL 60622
Phone: 312.772.5085
Curtis Witek, Senior Planner
Email: cwitek@anterogroup.com

ACKNOWLEDGEMENTS

Brian Pawlowski, President
Dennis Jordan, Vice President
Jessica Clark, Member
Thomas Gryp, Member
Jason Critchlow, Member
Larry Beehler, Advisory Member
Jamie Woods, Commission Attorney

This Plan was shaped by the IEC Executive
Committee and Steering Committee, and many
other residents, business owners, and regional
stakeholders who devoted their time and thoughts
to this planning effort.

BOARD OF COMMISSIONERS

Andrew Kostielney, St. Joseph County Board of
Commissioners
Jessica Clark, St. Joseph County, Department of
Infrastructure, Planning, and Growth
William Schalliol, St. Joseph County, Department of
Infrastructure, Planning, and Growth
Ken Carter, New Carlisle Town Council
Dan Vermillion, New Carlisle Town Council
Jeff Rea, South Bend Regional Chamber of
Commerce
Shelley Klug, American Electric Power

Andrew Kostielney, President
Deborah Flemming, Vice President
Dave Thomas, Member

EXECUTIVE COMMITTEE 2017-2019

Front Cover Image Sources: Getty Images/iStockphoto, Nigel Tadyanehondo and Siemens.

i

STEERING COMMITTEE

Steve Ellison, Bradley Company
Rudy Yakym, Bradley Company
Scott Anderson, Canadian National RR
Greg Dougherty, Chicago South Shore RR
Eric Horvath, City of South Bend
Lori Tubbs, Commercial Advantage, Inc
Christian Davey, Cressy and Everett Real Estate
Adam Hess, CSX RR
John McNamara, Drainage Board
Paul Phair, Holladay Properties
Joyce Forbes, Hudson Township
Thomas Cayia, I/N Tek - I/N Kote
David Behr, IEDC, North Central Regional Office
Katie England, INDOT, Indianapolis
Sarah Ford, INDOT, LaPorte District
Woody Dresden, INDOT, Toll Road
Zach Hurst, ITR Concession Company, LLC
Mitch Bishop, LaPorte County
Mary Jan Hedman, ChoiceLight, Inc.
Karl King, ChoiceLight, Inc.
James Turnwald, Michiana Area Council of Governments
Brian Jacquay, Navistar Proving Grounds
Josh Schweizer, New Carlisle/Olive Township Fire
Dr. Paul White, New Prairie United School System
Diane Thalmann, NIPSCO
Dayne Tate, Norfolk Southern RR
Jim Trotter, PPMS, LLC
Woody Saylor, PPMS, LLC
Randy Matthys, Shady Lane Farms
Kris Krouse, Shirley Heinze Land Trust
Mike Daigle, South Bend International Airport
Barkley Garrett, Southwestern Michigan Economic
Growth Alliance
Chris Brown, St. Joseph County
John Carlson, St. Joseph County
Deborah Fleming, St. Joseph County Board of Commissioners
Larry Magliozzi, St. Joseph County
Robert McCahill, St. Joseph County
Rafael Morton, St. Joseph County Council
Scott Senff, St. Joseph County
Dave Thomas, St. Joseph County Board of Commissioners
Dennis Jordan, St. Joseph County Redevelopment Commission
John Mrozinski, Town of New Carlisle

PROJECT TEAM

Antero Group
Christopher B. Burke Engineering, LLC
DLZ Indiana, LLC
Donohue & Associates, Inc.
Lawson-Fisher Associates P.C.
Lehman & Lehman, Inc.
Lochmueller Group

ii

Executive Summary
The following Indiana Enterprise Center Area Management
Plan (“Plan”) provides St. Joseph County (“County”)
and the region with a management strategy for an
approximately 7,200-acre mixed-use area. With ample
logistics advantages, agribusiness opportunities, and
excellent workforce, this area is positioned to continue
its growth into a diverse activity center. Located in
northwestern St. Joseph County, Indiana (“County”), the
Indiana Enterprise Center (“IEC”) is approximately 70
miles from Chicago. The IEC Core Development Area
has grown into a 2,920-acre hub of business activity
that employs over 1,500 people across 32 businesses,
generating $459 million of annual sales revenue. This
area has experienced a recent influx of investment
interest with the addition of several major industrial
tenants and new rail access additions by various
Class I and shortline railroads. The area also boasts
excellent schools and ample cultural resources. As a
result of these shared interests, the need to anticipate
infrastructure improvements, and the desire to limit
disruption to the character of the region should
landowners advance development, St. Joseph County
commissioned this Plan.
The purpose of the Plan is to understand current and
future infrastructure needs; address cultural concerns;
preserve and protect existing assets and amenities;
anticipate development requirements; address safety
and environmental concerns; and to coordinate efforts.
Owing to the previous development of roughly 2,200
acres in the area, the County recognized the need to do
a better job of managing the area. In particular, given the
proximity to the South Bend International Airport, the
City of Chicago, and its access to highways and rail, the
County determined that clear management protocols
were needed to mitigate future conflict and ensure
appropriate protections of the region. With the help of
a Project Team of consultants and advisors, as well as
an Executive Committee and Steering Committee, the
Plan evaluated the existing conditions, most probable
development scenarios, and needs of the region.
In addition, the Plan provides specific management
recommendations.
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The Plan looked at a study area of 102,000
acres for context and delineated 22,00 acres
to refine planning strategies, eventually
landing on the 7,200-acre IEC and a 2,920acre Core Development Area for this Indiana
Enterprise Center Area Management Plan. This
Core Development Area includes most of the
New Carlisle Economic Development Area,
which also includes an existing Tax Increment
Finance District (TIF). Planning for this area
included:
;

Steering Committee Meetings;

;

Executive Committee Meetings;

;

Redevelopment Commission and Board
of Commissioner Meetings;

;

Community Workshops;

;

Local Business Meetings;

;

Stakeholder Meetings and Focus
Groups;

;

Public Comment Meetings; and

;

Publication of Monthly Progress
Updates and Reports.

IEC Area Management Plan

The result is a set of proactive management approaches that will ensure that the region can accommodate
increasing business interests, while simultaneously supporting a more prosperous, sustainable, connected,
and resilient quality of life. Additionally, this Plan builds upon and aligns with several other local and regional
plans, including the most recent comprehensive plan for the County.

Key outcomes of the IEC area management planning process include:
;

A vision for a more prosperous, connected, and resilient future;

;

Guiding principles for future planning and development;

;

An integrated land use and transportation plan for the IEC Planning Area;

;

A prioritized Capital Improvement Plan; and

;

Increased coordination between local and regional stakeholders.

Executive Summary
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VISION STATEMENT AND GUIDING PRINCIPLES
Development within the Indiana
Enterprise Center will put the
region on a path towards
greater prosperity, connectivity,
and resilience. This will be
accomplished through the
coordinated implementation of
recommendations that align with
the following guiding principles:
1. Strong Economy;
2. Enhanced Mobility;
3. Thriving Environment;
4. Community Resilience;
5. Livable and Healthy
Community; and
6. Coordination and
Collaboration.
Structurally, the Plan follows a
straightforward framework and
summarizes the findings of various,
more intense, analysis done by the
Project Team. More specifically, the
document is structured as follows:
;

The IEC in Context;

;

Existing Conditions;

;

The Area Management Plan;

;

Management Strategy; and

;

Conclusion.

Each of these sections relays a
flexible vision for the area that
acknowledges the interests of
various users and landowners, while
accounting for the needs of the
infrastructure and environment to
address those interests.
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;

Access to major Midwest and East Coast markets;

;

Extensive transportation and logistics advantages;

;

A favorable business environment; and

;

A robust regional workforce.
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Introduction;

The IEC’s greatest asset is its location. Located 90 minutes east
of Chicago, two hours from Indianapolis, three hours from
Milwaukee and Detroit, and four hours from Columbus and
Cleveland, the IEC serves as a midpoint for the largest cities in the
Midwest. The IEC’s location and access to existing transportation
assets connects businesses to regional, national, and global
markets and supply chains. More specifically, existing businesses
and businesses that choose to startup, relocate, and expand
within the IEC benefit from the following competitive advantages:

M

;

By looking at the physical and cultural context of the IEC, the
Plan seeks to ensure those elements that merit protection and
preservation are considered, while allowing for area landowners
to engage with development prospects, when these opportunities
arise. Current key development industries include advanced
manufacturing, smart logistics, and agribusiness. These
businesses developed over a 50-year period, thanks to the
Town of New Carlisle’s efforts to promote business activity in
the region, thereby creating jobs and expanding the tax base.
Appropriately, the County, with stakeholder input, determined
that these were the three core industries that merit ongoing
recognition as regional opportunities.
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THE AREA MANAGEMENT PLAN
The Indiana Enterprise Center Area Management
Plan is based on an integrated understanding
of how various systems interact. The existing
conditions were utilized to optimize critical
corridors, thereby minimizing impacts to the
adjacent communities and streamlining operations
for existing and prospective businesses. This also
allowed for the preservation and connection
of substantial environmental and agricultural
corridors, retaining the character of the region,
and better integrating the most attractive aspects
Michigan
in the Indiana
area for future generations to use and enjoy.
The document includes a summary
of the existing:
Spicer Lake

Each of these elements is well-positioned to allow
for existing landowners to address the various
potential future land needs, while providing
preservation opportunities and protection of
precious resources. With ample availability of
power, easy highway and rail access, as well as a
bucolic setting, the opportunity to harmonize the
various uses in a 21st Century model is self-evident.
Some of the area’s competitive advantages include:

Nature Preserve

Land Use;

;

Transportation;

;

Utilities; and

;

Environment.

Access to water, sewer, fiber, and more;

;

Ample power within the Core Development
Area and IEC;

;

Access to all Class I railroads, and MLuadke
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;
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Although conceptual in nature, the Plan includes
four potential ideas for future scenarios. Outlined
in the adjacent figure, Concept Areas A, B, C, and
D present illustrative scenarios for future uses that
still accommodate adequate buffers for ongoing
agricultural practices. Both Concept Areas A
and B afford rail-served industrial development
opportunities that are adjacent to already present
businesses like Unifrax, Five Star Sheets, Just
Packaging, I/N Tek and I/N Kote, and Omni Source.
Concept Area C also has potential access to railserved development by extending the Norfolk
Southern rail line south of Early Road adjacent to
Fillmore Road.
Each of these concepts includes a holistic
approach that seeks to incorporate the
environment, economy, and community. Planning
concepts integrate natural area buffers to
maintain the sustainable natural features and
outdoor recreation available to the region, while
simultaneously providing employment and
business revenue opportunities for the community.
Further, this Plan looks to provide transportation
with road network improvements that enhance
road safety and interconnectivity via a north-south
connector, and improvements along Edison Road,
Early Road, and State Road 2. This would include
gateway signage for the IEC Core Development
Area, road extensions, traffic alleviation, and more.
It is intended for these roadway improvements to
be coordinated with other infrastructure projects
such as extensions of needed utility services (e.g.,
electric, natural gas, water supply, wastewater) and
broadband network expansion.
Freight rail improvement include replacement of
the US 20 rail bridge for the existing NICTD rail
system east of Chicago; extending freight rail
access to more parcels within the IEC; and new
rail spurs in Concept Areas A, B, and C. This Plan
also addresses community and commuter needs
by providing strategies to enhance the bicycle
and pedestrian networks throughout the area. The
bike and pedestrian networks could be enhanced
with new regional trails and greenways, a multiuse
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tunnel underpass in New Carlisle by US 20, and
more integrated bike and pedestrian facilities
throughout the IEC that connect to existing nonmotorized paths. Additional transit improvements
include potential for a New Carlisle South Shore
Line Station, an IEC shuttle, and autonomous
vehicle testing and deployment. These concepts
are provided to help guide economic development
in a coordinated manner that fosters the three
target areas.
The management of the area will require careful
consideration of existing community needs, the
balanced interests of area landowners, as well
as the need to grow and diversify the region’s
economy. Herein is also included a discussion
of various resources and approaches that help
to ensure this Plan gets realized. The County
may choose various paths toward development,
including a more organic approach, which allows
for development to occur as opportunities arise.
However, this approach has led to the current
circumstance, which includes some infrastructure
and transportation challenges, as well as the
potential for a large user to further compromise
area resources. Therefore, it is recommended that
a more measured approach, including some direct
oversight, clear development guidelines, and an
attraction strategy with a focus on businesses
that create high-paying and attractive job
opportunities, should be pursued.
Overall, the Indiana Enterprise Center Area
Management Plan should be viewed as a living
document that revisits the recommended
strategies and concepts as economic development
and the community evolves. This will ensure that
the guiding principles are followed, and that the
IEC builds the region into a more prosperous,
sustainable, connected, and resilient community to
live, work, play, and grow in.

IEC Area Management Plan
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Chapter 1
Introduction

For more than 40-years, the Indiana Enterprise Center (IEC), one of the nation’s
best kept development secrets, has been steadily expanding in St. Joseph
County, Indiana. Driven by its proximity to highways, rail, air, and maritime
facilities, the area has grown into 2,200-acres of active and thriving businesses,
employing 1,536 people across 32 businesses that generate nearly $459 million
of annual sales revenue. With the recent addition of the St. Joseph County
Energy Center, a 700 MW natural gas-fired power plant, as well as heightened
interest in rail access by various Class I and short line railroads, the Indiana
Enterprise Center has become a focal point for site selectors across the country.
Recognizing the challenges such a large area of activity presents to internal
operations and to adjacent communities, St. Joseph County (“County”) worked
with a team of consultants (“Project Team”) to develop this Indiana Enterprise
Center Area Management Plan. The goal is to allow area landholders to
participate in development opportunities while protecting the character of the
community and the agricultural resources throughout the area. This planning
document seeks to balance these interests in a way that maximizes the ability of
each to thrive.
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The Indiana Enterprise Center Area Management Plan
details a vision for approximately 7,200 acres in the New
Carlisle area in northwest St. Joseph County, Indiana
(Figure 1.1). The Plan seeks to put New Carlisle, St.
Joseph County, and the greater South Bend Region
on a path towards sustainable prosperity, connectivity,
and resilience through coordinated land use, capital
improvement, and economic development strategies
within the IEC. This Plan articulates a vision and guiding
principles in a cohesive and comprehensive way, while
also prioritizing implementation strategies. The purpose
of the Plan is to provide a managed development
process that can be implemented incrementally and as
opportunities arise. As such, this Area Management Plan
should be considered a living document that may shift
over time and should be updated on a periodic basis.
Coordinated land use and economic development
in the New Carlisle area has been a priority for St.
Joseph County for nearly 50 years. The 1961 Plan for
Growth identified a 6,754-acre swath of land directly
east of New Carlisle as a prime location for future
manufacturing development. In 1972, the New Carlisle
Business and Professional Association published a
study that called for a “New Carlisle Industrial Park”
and “initiating an industrial development program in

the town of New Carlisle as a stimulus to its
economy.” In 1987, the County established
the St. Joseph County Economic Development
District #1 in response to the I/N Tek and
I/N Kote development opportunities. Since
then, the County has updated and refined
the boundaries of the New Carlisle Economic
Development Area (NCEDA) several times to
position the County to respond to increasingly
larger development prospects (Figure 1.2).
Subsequently, during that time, businesses have
been increasingly drawn to the New Carlisle
area, due to its locational, economic, and
community strengths, including:
;

Access to key road, rail, air, and water
transportation corridors and assets;

;

Ample developable land;

;

High utility capacities;

;

Proximity to major markets;

;

Labor force availability;

;

Diverse industry base;

;

Competitive tax environment; and

;

Unique community character and livability.

Figure 1.1. The Indiana Enterprise Center Regional Context

2

IEC Area Management Plan

Figure 1.2. History of the Indiana Enterprise Center

In developing this Area Management Plan, the
County worked with local partners to conduct
extensive research, complete technical reports
and studies, and engage residents and community
stakeholders throughout the New Carlisle area
and St. Joseph County. The IEC planning process
consisted of a wide range of planning, engineering,
and community engagement activities. These
activities were part of a highly collaborative,
multidisciplinary, and iterative planning process
designed to discover, plan, and deliver the Indiana
Enterprise Center Area Management Plan.
The goal of the Area Management Plan is to put New
Carlisle and St. Joseph County on a path towards
greater prosperity, connectivity, and resilience
through coordinated and sustainable development
within the IEC. Toward that end, the Indiana
Enterprise Center Area Management Plan builds on
and aligns with several other local and regional plans
and studies, including (See Appendix A):

New business investments can potentially create
thousands of jobs and significant economic
opportunities for the region. However, this
investment could also go unrealized or occur
in a way that threatens the area’s strengths and
character if proper planning is not in place. This
Plan is intended to ensure that new development
occurs in a way that is coordinated with local
and regional priorities; directs development to
appropriate locations; and minimizes impacts
to the surrounding communities, including
agricultural lands and natural areas. The goal
is to recognize industrial interest; minimize
impacts; and allow for participating landowners
and industries to benefit in an appropriate and
sustainable manner.

Introduction

;

Town of New Carlisle Master Plan (in
progress);

;

South Bend International Airport Logistics
Park Master Plan (in progress);

;

MACOG Michiana on the Move: 2045
Transportation Plan (2019);

;

Indiana Enterprise Center Economic
Opportunities Analysis (2019) (updated 2020);

;

Indiana Enterprise Center Marketing Strategy
(2019) (updated 2020);

;

New Carlisle Station Feasibility Study for
NICTD (2019);

;

South Bend - Elkhart Regional Partnership
“Tides of Change” Report (2018);

;

St. Joseph County Rail Opportunity Plan
(2017);

;

Indiana Agritourism Strategy (2017);

;

A Plan for Prosperity, Growth and Inclusion:
Version 1.0 (2016);

;

MACOG Comprehensive Economic
Development Strategy (2015-2019);
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;

Multi-Hazard Mitigation Plan for St.
Joseph County (2010);

;

Comprehensive Plan for South Bend
and St. Joseph County, Indiana (2002);

;

Proposed New Carlisle Industrial Park
(1972); and

;

1961 Plan for Growth (1961).

Key outcomes of the IEC area management
planning process include:
;

A vision for a more prosperous,
connected, and resilient future;

;

Guiding principles for future planning
and development;

;

An integrated land use and
transportation plan for the IEC Planning
Area;

;

A prioritized Capital Improvement Plan;
and

;

Increased coordination between local
and regional stakeholders.

Successful implementation of this Plan will
result in increased diversification of the local
and regional economy, strengthening the
County’s competitive advantages; the creation
of new and higher paying job opportunities;
increased household incomes; and an
expanded tax base for St. Joseph County and
the New Carlisle community. Additionally, it
will preserve agricultural land, connect public
parks and trails, and create a sustainable
industrial facility for the 21st Century economy.
The Plan is intended to be used by County
officials, as well as the numerous public and
private stakeholders involved in the planning
process.
Most importantly, this management strategy
aligns well with the 2002 Comprehensive Plan
for South Bend an St. Joseph County. Although
dated--comprehensive plans typically have a
5-10 year time horizon—this document seeks
to preserve a minimum amount of acreage for
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large scale industrial opportunities from 1,200 to 2,000.
However, this document does not identify restrictions
on the total acreage of industrial development in this
area. Policy i states that primary and reserve industrial
areas will be planned for in the County and Policy ii
states that at least two areas in the County will be
reserved for new or expanding heavy industrial uses and
each new heavy industrial area will range from 1,200 to
2,000 acres in total. The goal of this was to protect a
minimum threshold of development, recognizing the
need for new jobs and revenue in the area. Subsequent
to this, tax limitations implemented at the state
level has obligated local and county governments to
prioritize business attractions, making a diverse and
expansive effort to grow businesses critical to the
ability to support basic community services.
Additionally, Page 6-7 of the 2002 Comprehensive
Plan for South Bend and St. Joseph County states
that 5,600 acres of land is planned for industrial
development, which includes 2,000 acres up until the
year 2020 and an additional 3,600 acres of industrial
land for use after 2020. These are planned uses as
favored by the Advisory Committee in 2002. They
do not list any restrictions related to additional
development, as specified in Table 6-2: Planned Land
Uses:
4.1. Overview of Draft Final Land Use Plan. The draft
final alternative favored by the Advisory Committee
contains the following proposed uses (additional area
only; refer to Chapter 3 for existing land use acreage):
Table 6-2: Planned Land Uses (Additional Area Only)
Land Use

St. Joseph County / South Bend
Acres

Percent

Prime

1,000

6%

Industrial

5,600

31%

3,600

20%

Commercial (Office/Retail)
Reserve
Prime

Reserve

Residential
Total

2,100

1,100
2,000
10,300
18,000

12%

6%

11%
57%

100%
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VISION AND GUIDING PRINCIPLES
The following vision statement and guiding principles have been developed and refined throughout this
area management planning process. This vision statement and the corresponding guiding principles
inform the recommendations contained in this Plan and will guide ongoing efforts to develop the IEC.

Vision Statement and Guiding Principles
Development within the Indiana Enterprise Center will put the region on a path towards greater
prosperity, connectivity, and resilience. This will be accomplished through the coordinated
implementation of recommendations that align with the following guiding principles:

1. Strong Economy. A strong economy is essential for the wellbeing of residents, businesses,

and the community. Economic development efforts can increase and diversify employment
opportunities, increase household incomes and local tax bases, and strengthen the region’s
competitive advantages. Investment within the IEC will improve the region’s economic performance
in a way that strengthens and connects the region’s natural and cultural assets. The IEC will create a
mutually reinforcing cycle of business and community investment.

2. Enhanced Mobility. An easy-to-use transportation network that enables multiple choices for travel
supports a strong economy, community resilience, and a flourishing environment. Development
within the IEC will coincide with the implementation of high-priority, multimodal transportation
projects that connect the area to local, regional, national, and global transportation networks.

3. Thriving Environment. A thriving natural environment is essential to the physical and mental

wellbeing of the area’s residents and workers, as well as the IEC’s ability to support future growth.
Valuable land and water resources will be protected and connected through a network of green
infrastructure comprised of conservation buffers, park expansions, trails, and more. Clean, efficient,
energy sources will power the IEC.

4. Community Resilience. This references the ability for communities and systems to survive

and thrive no matter what shocks or stresses they encounter. Robust, redundant, adaptive, and
integrated infrastructure systems will ensure that the IEC is well-prepared for the future. The IEC is
home to local power sources like the St. Joseph Energy Center that makes the community more
resilient and independent.

5. Livable and Healthy Community. The IEC will coexist in harmony with the Town of New Carlisle

and Olive Township. New Carlisle’s small-town charm and agricultural character will be preserved
and celebrated. Community events, placemaking, and other investments will foster community
cohesion and strengthen assets that make New Carlisle a desirable place to live, work, and play.

6. Coordination and Collaboration. Ongoing efforts to develop the IEC will occur in a way that is

coordinated and aligned with local and regional priorities and initiatives (e.g., New Carlisle Master
Plan). Community stakeholders will have a voice in ongoing implementation efforts where possible.
The County will pursue effective public-private partnerships to ensure that project risks and rewards
are shared equitably.

Introduction
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PLANNING PROCESS
The IEC Area Management Plan
was developed through a threeyear collaborative, research-driven
process that enabled a diverse
group of stakeholders to collectively
discover, plan, and deliver this
document. The planning process
consisted of a wide range of
planning, engineering, community,
and stakeholder engagement
activities as shown in Figure 1.3 and
discussed below.

DISCOVER
The County retained a Project Team consisting of Antero Group;
Christopher B. Burke Engineering; DLZ Indiana, LLC; Donohue
& Associates; Lawson Fisher Associates; Lehman & Lehman;
and Lochmueller Group to facilitate the planning process and
develop technical reports on the various components of the
project. During the discovery phase, the Project Team initiated
the project (e.g., defined project scope, planning areas, goals);
conducted site visits; collected baseline data; reviewed prior
plans and studies; interviewed stakeholders; and conducted an
existing conditions analysis.

Figure 1.3. Planning Process
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A key output of the discovery phase was a redefined
boundary for the IEC’s Core Development Area
and clarification of other geographies, which are as
follows:
;

Study Area (102,000 acres). The Study Area
encompasses a large portion of St. Joseph
County and spans west-to-east from LaPorte
County to the City of South Bend, and northto-south from the state line to the Kankakee
River. This area was used for collecting and
analyzing socioeconomic data for the Project,
as well as gathering relevant past and current
plans and studies that apply to this region;

;

Planning Area (22,000 acres). The Planning
Area is roughly bounded by the Indiana
state line to the north; the Kankakee River to
the south; Timothy Road and Willow Road
to the west; and Tulip Road to the east. The
southeast portion of the Planning Area was
refined to avoid floodplain areas. The Planning
Area delineated was used for the purposes
of analyzing surrounding land uses and
utility systems and planning potential future
transportation connections to the IEC;

;

Indiana Enterprise Center (7,200 acres).
The IEC is comprised of a 7,200-acre area.
At 7,200-acres, the IEC is the ninth largest
industrial megasite in the US;

;

New Carlisle Economic Development Area
(6,200 acres). The New Carlisle Economic
Development Area (NCEDA) is a Tax Increment
Finance (TIF) District that was established
in 1987 to help facilitate a major economic
development proposed for construction on
several hundred acres of land adjacent to the
Norfolk-Southern (NS) and Chicago South
Shore Freight (CSS) Railroad corridors in
western St. Joseph County near the Town of
New Carlisle. The boundaries of the NCEDA
have been refined several times since 1987; and

;

Core Development Area (2,920 acres). The
Core Development Area (CDA) is a 2,920-acre
focus area for this Area Management Plan.

PLAN
Once baseline information was collected and
IEC geographies were defined, the Project
Team iteratively mapped different land use,
utility, and transportation scenarios for the
IEC. Utility demands, traffic impacts, and
socioeconomic impacts of the different land use
and transportation scenarios were analyzed and
evaluated. Using feedback from this process,
the Project Team then developed technical
memos characterizing the existing conditions,
proposed improvements, and future demands
and impacts associated with the water, sanitary,
transportation, and utility infrastructure in
the IEC Planning Area. A detailed study of the
IEC’s potential impact on the region’s water
resources was also completed during this
phase, as was an Economic Opportunities
Analysis and Marketing Strategy. This planning
process was utilized to understand how to
optimize the functionality for the various
stakeholders and potential users of the IEC.

DELIVER
The last phase of the planning process is
the delivery and approval of this Indiana
Enterprise Center Area Management Plan.
Moving forward, the County is taking steps
to implement plan recommendations and
advance priority projects. The County and
other regional stakeholders continued to
advance priority projects as grant funding and
other implementation opportunities arise. An
implementation development framework will
be created based on input gathered through
the draft Indiana Enterprise Center Area
Management Plan review process.

These geographies are shown in Figure 1.4.
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Figure 1.4. IEC Planning Geographies
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COMMUNITY AND STAKEHOLDER ENGAGEMENT
Community and stakeholder engagement were
a key focus throughout each phase of the IEC
planning process. Early in the process, the County
established a Steering Committee consisting of a
diverse group of local and regional stakeholders
from the public and private sectors, to review
and provide feedback on preliminary outputs.
The Steering Committee met for the first time
in November 2017 and convened periodically
throughout the planning process to provide input
and strategic guidance at key pivot points. An
Executive Committee was also established with
representatives from the St. Joseph County Board
of Commissioners; Department of Infrastructure,
Planning, and Growth; the Town of New Carlisle;
the South Bend Regional Chamber of Commerce;
and American Electric Power (AEP).
The following community and stakeholder
engagement activities were completed as part of
this planning process:

were engaged in the planning process. Figure
1.5 provides a summary of the community
opportunities and concerns gathered through the
engagement activities listed above.
Throughout this process, some community concern
about the development of the area has been
expressed. There is considerable investment in
the land and character of the community, with a
strong desire to retain a rural agricultural character,
particularly for the Town of New Carlisle. In May
2018 and again in October 2019, members of the
Executive Committee and the Project team met
with representatives from the Open Space and
Agricultural Alliance of St. Joseph County (OSAA)
to discuss some of the concerns related to the
IEC.¹ Issues discussed included the general planning
and community engagement process, potential
environmental and agricultural impacts, and fiscal
stewardship. The County took several steps to
address the concerns raised through this meeting
and other community engagement efforts, including:

;

Steering Committee Meetings;

;

Executive Committee Meetings;

;

;

Redevelopment Commission and Board of
Commissioner Meetings;

Providing a written response to questions
provided by OSAA (See Appendix B);

;

;

Community Workshops;

;

Local Business Meetings;

Commissioning a Hydrogeological
Background Study to investigate the
potential impacts of future development on
area groundwater resources;

;

Stakeholder Meetings and Focus Groups;

;

Public Comment Meetings; and

;

Publication of IEC-related presentations,
maps, budgets;

;

Publication of Monthly Progress Updates
and Reports.

;

Monthly progress updates on the County’s
website; and

;

Adding additional opportunities for public
input to the planning process.

These meetings, workshops, focus groups, and
surveys were useful in identifying community
opportunities and concerns from a wide range of
stakeholders. Approximately 250 stakeholders,
including residents, business owners, elected
representatives, utility companies, government
agencies, and other local and regional partners

Feedback gathered through this meeting and
other community engagement efforts informed
the guiding principles and recommendations for
this Plan.

¹ OSAA was originally called Environmental Network of Northern Indiana (ENNI)
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Figure 1.5. Community Opportunities and Concerns

opportunities
;

Implementation of a long-term regional
development priority;

concerns
;

Protection of agricultural land and soils;

;

Stormwater management impacts due to
addition of impervious surfaces;

;

There is concern about the existing water
table and aquifer;

;

Capitalize on the County’s regional
competitive advantages;

;

Attract and retain businesses;

;

New and higher paying job opportunities;

;

;

New training and workforce development
opportunities;

The application of tax increment financing
(TIF) and related tools;

;

;

Increased private investment in the area;

There is an interest in retaining the region’s
cultural amenities;

;

Improved roads and utilities;

;

;

New Commuter rail train station in New
Carlisle;

Reduction of impacts due to additional truck
and vehicle traffic is a concern;

;

;

Coordinated planning that minimizes potential
environmental and community impacts;

Community members wish to understand the
impacts and benefits to area schools;

;

;

Increased tax revenue for New Carlisle and the
County;

Protection of area wetlands and open spaces
was highlighted by many;

;

;

Create a sustainable and resilient industrial
park;

Potential air, noise, and water pollution
impacts due to new development;

;

;

Create connections between the area’s natural
areas; and

Promoting sustainable businesses that have a
lasting positive impact on the region is critical;

;

;

Attract businesses that are complementary to
the already existing agriculture.

There is concern over the type of businesses
being attracted to the IEC; and

;

Individuals are concerned over the unknown.

This Area Management Plan addresses these concerns throughout the document. See Appendix C for a
more complete record of community input.
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DOCUMENT STRUCTURE
For ease of reference, we have outlined below the structure of this document. This Area Management Plan
is organized into the following five chapters:
1

Introduction. Chapter 1 provides a brief overview of the IEC Area Management Plan, including
the project background, vision and guiding principles, planning process, and document structure.

2

The IEC in Context. Chapter 2 describes historical and recent development efforts within the
IEC and the need for a coordinated plan. This chapter also provides a detailed description of the
IEC’s competitive advantages.

3

Existing Conditions. Chapter 3 summarizes the IEC’s existing land use, transportation, utility,
and environmental conditions.

4

The Area Management Plan. Chapter 4 synthesizes the vision statement, guiding principles,
existing conditions, and economic development strategy into a comprehensive area
management plan that can be used to guide future planning and development efforts.

5

Management Strategy. Chapter 5 provides a strategy to help guide next steps taken by St.
Joseph County and the region. This chapter is intended to provide guidance for the proposed
area management plan.

6

Conclusion. Chapter 6 provides an overview of the IEC Area Management Plan.
Appendices. The Appendices section provides a wealth of more detailed references and
supporting information, including technical memos on specific elements of the IEC.

The following chapter provides additional context for the IEC and surrounding area.
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Chapter 2
The IEC in Context

Chapter 2 provides a more detailed discussion of the context of the IEC, the
current development in the area, and the site’s competitive advantages. The
Indiana Enterprise Center Area Management Plan builds on the core industries
within the area, which include agriculture, manufacturing, and logistics. This
chapter highlights how each of these have evolved and how they coexist in a
manner that creates a diverse array of economic opportunities for the region.
A primary goal of this Area Management Plan is to continue to strengthen and
integrate these core industries in a way that create economic opportunities for all.

13

CURRENT DEVELOPMENT
For more than 40 years, the IEC has
been a thriving industrial park, with
more than 2,200 acres already zoned
for industrial uses. As of this Plan, 32
industrial, manufacturing, and logistics
businesses are currently located within the
IEC. Together, these businesses employ
1,536 people and generate nearly $459
million of annual sales revenue. These
employers are drawn to the myriad
competitive advantages that the IEC’s
location provides (Figure 2.1), the region’s
favorable business environment, and
other community strengths that make the
greater New Carlisle area an attractive
place for employers, residents, and visitors.

Initial industrial development began in northwest St.
Joseph County with the opening of the Studebaker proving
grounds in 1926. Since then, industrial development has
continued to be afoot in the IEC area, as Unifrax opened
in 1976 along Smilax Road. In 1987, St. Joseph County
established Economic Development District #1 to catalyze
new industrial development. This effort proved successful
in attracting major employers to the area, such as I/N Tek
and I/N Kote, which opened in 1987 and 1990 respectively.
In 1997, St. Joseph County established Economic
Development District #2 to facilitate larger development
opportunities and in 2016 the County formalized the New
Carlisle Economic Development Area (NCEDA). Collectively
these County-led efforts helped attract a wide range of
industrial, manufacturing, and logistics companies as
shown in Figure 2.2.

Figure 2.1. Regional Context

(80 miles east of Chicago)

N
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Figure 2.2. Existing IEC Industrial Development

N
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A small selection of the key developments within
the IEC point to the existence of a robust and
profitable industrial megasite, as described below:
;

;
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I/N Tek and I/N Kote. Collectively, I/N Tek
and I/N Kote operate a 204-acre cold-rolled
steel manufacturing facility that serves the
automotive, appliance, distribution, office
furniture industries. I/N Tek is a continuous
cold-rolling plant that produces sheet steel
of unmatched quality and consistency. The
current configuration of I/N Tek utilizes two
separate functions; continuous pickling and
tandem rolling through the Continuous
Descale Cold Mill (CDCM), and continuous
annealing, temper rolling, and inspection
through the Continuous Annealing
Processing Line (CAPL), which provides
greater flexibility in providing material to
I/N Kote for galvanizing or galvannealing.
The partnership produces 1.7 million tons
annually through the CDCM and 1.2 million
tons annually through the CAPL. I/N Kote,
which is adjacent to I/N Tek, produces
500,000 tons of hot-dip galvanized and
galvannealed steel and 400,000 tons of
electrogalvanized sheet annually. I/N Kote
sits on about 25-acres of land. The principal
customers of I/N Tek and I/N Kote are
automotive and appliance markets;
Navistar Proving Grounds. In 2015,
Navistar, a leading manufacturer of
commercial trucks, buses, defense vehicles
and engines, bought a proving grounds
facility from Bosch which dates to the
Studebaker Corporation in the 1920s.
Today, the Navistar Proving Grounds builds
on the region’s legacy of automotive
innovation and provides a range of brake,
structural durability, and specialized
vehicle testing services for clients in
an independent, safe, confidential, and
comprehensive test and development
environment. The proving grounds have
state-of-the-art facilities including a threemile oval test track, durability roads, a

vehicle dynamics area, and 76,000 square
feet of testing, garage, and office facilities.
The Navistar Proving Grounds has plans
to expand its 670-acre facilities to include
a 40-acre autonomous vehicle test pad,
dynamometer, customer review center, and
expanded test track;
;

St. Joseph Energy Center. The St.
Joseph Energy Center is a 700MW power
generation facility. Phase I was funded
through a joint venture between Toyota
and Ares EIF and completed in April 2018.
The project generated approximately 500
construction jobs, 21 full-time jobs, and
is expected to generate tens of millions
of dollars in property taxes over its 30year lifespan. Phase I now serves 450,000
households. Phase II will bring an additional
700MW of power online and is expected to
advance within the next few years; and

;

Unifrax. In 1976, Unifrax, originally
named the Carborundum Company,
opened a ceramic fiber plant to produce
Fiberfrax products in New Carlisle,
making the company one of the first
industrial businesses to locate within the
IEC. Unifrax is a global leader in highperformance specialty fibers and inorganic
materials used in high-temperature
industrial, automotive, and fire protection
applications. The company’s purpose,
mission, and values are based on a
commitment to produce high-quality
products that help customers save energy,
reduce pollution, and improve fire safety.
Unifrax employs 160 people at their
manufacturing facility in the IEC.

These examples illustrate the types of
manufacturing and logistics enterprises that
are currently operating or being implemented
within the IEC, but this is only part of the story.
Agribusiness is another deeply rooted aspect of
the culture and economy of St. Joseph County, as
shown in Figure 2.3.
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Figure 2.3. Agribusiness in St. Joseph County
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Agriculture contributes an estimated
$31.2 billion to Indiana’s economy, nearly
five percent of the state’s gross domestic
product (GDP). In St. Joseph County,
there are 629 farms that occupy nearly
150,000 acres of land. Over 95 percent
of the County’s farms are family-owned,
and many have been in the same family
for generations. Preserving the County’s
agricultural lands and cultivating a vibrant
agribusiness economy were key priorities
that emerged through this planning effort.
Farming will continue to be an important
economic driver for the region, even as the
industrial base expands within the IEC. Key
agribusinesses in the IEC include:
;

;
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Red Hen Turf Farm. Red Hen Turf
Farm has been producing turf sod
for over 50 years. They provide
premium Kentucky blue grass for
lawns, athletic fields and landscaped
areas that thrive in climates of the
Upper Midwest. They grow turf grass
sod and row crops on over 1,000
acres of farmland. Using the latest
in technology and sound agronomic
practices to benefit the productivity
of the land and the environment; and

COMPETITIVE ADVANTAGES
The IEC’s greatest asset is its location. Located 90
minutes east of Chicago, two hours from Indianapolis,
three hours from Milwaukee and Detroit, and four
hours from Columbus and Cleveland, the IEC serves as a
midpoint for the largest cities in the Midwest. The IEC’s
location and access to existing transportation assets
connects businesses to regional, national, and global
markets and supply chains. More specifically, existing
businesses and businesses that choose to startup,
relocate, and expand within the IEC benefit from the
following competitive advantages:
;

Access to major Midwest and East Coast markets;

;

Extensive transportation and logistics advantages;

;

A favorable business environment;

;

A robust regional workforce;

;

A vibrant and livable community; and

;

A to dark fiber and utilities.

These competitive advantages are illustrated in Figure
2.4 and are discussed in more detail in the following
pages.

Gavilon Grain. The original
parent company for Gavilon Grain
was founded in 1874, since then
Grain Gavilon has built strategic
relationships with producers and
consumers of grain, food and feed
ingredients, and fertilizer. Gavilon
Grain is strategically located near
major growing areas and on
major railroads, rivers, and ports.
Gavilon Grain is competitive across
agribusiness supply chains.

IEC Area Management Plan

Figure 2.4. Regional Competitive Advantages
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ACCESS TO MARKETS
Businesses within the IEC can access more than
176 million people within an 11-hour trucking
distance (Figure 2.5). This access to markets is
unique and not matched by IEC competitors for
much of the United States. Indeed, IEC-based
manufacturers and distributers will be able to
access—via highway, rail, air, and ship—large
markets east of Chicago without having to traverse
the Chicago Metropolitan Area. These locational
advantages serve as a substantial benefit for
companies looking to avoid the congestion and
uncertainty associated with the Chicagoland area.

The IEC stands out as a logistics and transportation
hub for the region. With 3.4 billion ton-miles
of trucking that travels along highways within
a 15-minute radius of the area, the IEC has the
highest volume of trucking freight passing near its
site when compared to other competing megasites
in the Midwest, as shown in Figure 2.6. When
compared to megasites in the five-state region
that surrounds the site—Indiana, Michigan, Illinois,
Ohio, and Kentucky—the IEC has over twice as
much trucking freight as the nearest competitor.

Access has become critical, as the 11-hour travel
shed has become an important consideration
for distributers since the US Department of
Transportation (DOT) began enforcing its
electronic logging device (ELD) mandate (2017), or
“11/14 Rule”, which prevents commercial drivers
from driving more than eleven hours per day. For
trips originating at the IEC, the 11-hour travel shed
would cover much of the Midwest, East Coast, and
Southern United States and even parts of Ontario
and Quebec Provinces in Canada. In addition,
other important regional markets, nearly 1.2
million people, can be reached within 60 minutes
(Figure 2.5).
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Figure 2.5. Drive Times from the IEC
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Figure 2.6. Trucking Volumes at Top Regional Megasites (Billions of Ton-Miles)
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TRANSPORTATION AND LOGISTICS ADVANTAGES
As an added benefit, the IEC’s proximity to existing
highways (see Figure 2.7), railroad networks,
intermodal terminals, and the South Bend
International Airport (SBN) provides tenants with
multiple options for receiving raw materials and
reaching end markets. IEC users also benefit from
an impressive array of transportation and logistics
advantages. IEC businesses benefit from direct
access and proximity to the following highways:
;

Indiana Toll Road (I-80/90);

;

US Highway 20 (US 20);

;

US Highway 31 (US 31); and

;

Indiana State Road 2 (SR 2).

Additionally, the IEC is 10 miles west of South
Bend International Airport (SBN) and connected
to the Port of Indiana-Burns Harbor via the NS.
The South Shore Line, a passenger rail line that
connects SBN to Millennium Station in Downtown
Chicago, also passes through the IEC. These
regional transportation and logistics assets are
summarized in Figure 2.8.
The IEC’s strategic location becomes even clearer
when considered at the national scale. The IEC
is in a region where national road, rail, and air
transportation networks converge, as shown in
Figure 2.9.

Rail access opportunities abound within the IEC,
with multiple Class I railroads, as well as a highly
competitive shortline railroad located within the
core development area. These include:
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;

Norfolk Southern (NS) Railroad;

;

Canadian National Railway (CN); and

;

Chicago South Shore and South Bend
Railroad (CSS).
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Figure 2.7. National Freight Flows

Source: US NHS

Figure 2.8. Regional Transportation and Logistics Assets
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Figure 2.9. National Transportation Networks
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FAVORABLE BUSINESS ENVIRONMENT
Indiana’s strong performance in national rankings
and success in attracting major employers is
due to the State’s commitment to maintaining
a competitive tax environment, investing in
infrastructure, and managing an efficient and
fiscally responsible government. Indiana’s overall
state business environment ranks fifth in the US.²
At a time when other states are raising taxes,
Indiana’s long history of smart fiscal choices,
balanced state budgets and cash reserves puts
the State in a position to lower its taxes and
offer competitive incentive packages to business
prospects. Indiana’s corporate income tax rate is
steadily decreasing each year, from the current
5.75% to 4.9% by 2021. Indiana’s tax climate ranks
tenth in the nation, and the state’s property tax
index ranks second in the nation.³ Indiana’s state
corporate income tax rate of 6.0% and maximum
unemployment insurance rate of 7.4% position it
as the second-lowest tax rates in the Great Lakes

Region. Other Indiana taxes are also favorable in
comparison to the rest of the country, especially
adjacent states. Sales tax is 7% across the state,
which is below the national average of 8.5%.
Motor fuel tax is $0.42 per gallon for gasoline and
$0.48 for diesel. Median property tax is only 0.88%
statewide and 1.02% in St. Joseph County, which is
below the national average property tax of 1.15%.
In addition to Indiana’s competitive tax
environment, the state’s commitment to
infrastructure investment and fiscal stewardship
create an attractive business environment for
companies looking to expand their operations.
Indiana ranks second in the nation for state
infrastructure, and first for the number of passthrough highways. The state also enjoys a AAA
bond rating from Standard & Poor’s and first place
rankings for the State’s government administration
and efficiency, respectively. These and other state
rankings are shown in Figure 2.10.

Figure 2.10. State of Indiana Rankings

Inidana rankings
PRIME Prime AAA Bond Rating Standard & Poor’s, 2018
#1
#1
#1
#1
#1
#2
#2
#2
#2
#3
#5
#5
#10

Best state government administration in the nation IEDC, 2017
Government efficiency in U.S. U.S. News & World Report, 2018
Total state share of manufacturing employment IEDC, 2018
Share of manufacturing employment IEDC, 2018
Number of pass-through highways IEDC, 2018

Best State Tax Climate in Midwest Tax Foundation, 2019
Property Tax Index Rank Tax Foundation, 2019

Best State Infrastructure CNBC America’s Top States for Business, 2018

Best State for Long-Term Fiscal Stability U.S. News & World Report, 2018
Best States for Regulatory Environment Forbes, 2018

Best State in Midwest for doing business Chief Executive Magazine, 2019
Cost of Doing Business CNBC America’s Top States for Business, 2018
Best State Tax Climate Index Tax Foundation, 2019

Source: IEDC 2019 Fact Sheets
² Chief Executive, 2019 Best and Worst States for Business, chiefexecutive.net, accessed on 9/26/2019
³ Tax Foundation, 2019 State Business Tax Climate Index, taxfoundation.org, accessed on 9/26/2019
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Taken together, Indiana’s low taxes, infrastructure
investment, efficient governance, and strong fiscal
health has translated into a strong and competitive
business environment, where business leaders and
site selectors can feel confident in their decision to
do business in the Hoosier state and by extension,
the IEC. The Indiana Enterprise Center Economic
Opportunity Analysis in Appendix A provides
an extensive comparison of the taxes, economic
incentives, and other local variables between the
IEC and other large megasites.

ROBUST REGIONAL WORKFORCE
The IEC is in a region that has become a hub for
manufacturing, logistics, and distribution in the
Midwest, which provides access to skilled workers,
as well as programs that support industrial
training. In terms of industry predominance,
the IEC is in the manufacturing heart of the
United States (Figure 2.11). There are over 3.8
million people within the 90-minute laborshed
surrounding the IEC, including a workforce of
1.8 million. This provides substantial workforce
numbers within a commutable distance of the IEC,
ensuring the much-needed provision of skilled
workforce. Figure 2.12 summarizes some of the key
demographics of the population that lives within
the 90-minute laborshed surrounding the IEC.

Figure 2.11. Industry Predeominance by Number of Employees
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Figure 2.12. 90-Minute Laborshed Demographic Summary
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Figure 2.13. A Brief History of the New Carlisle Area

2020

2017

Indiana Enterprise Center master
planning begins

1994
New Carlisle South Shore Line
Station is closed

1987
Economic Development Area
established
I/N Tek begins operations
in New Carlisle

1951
H&M Construction Co. builds
80+ homes

1943
Agricultural training programs
commence

1926
Studebaker Corporation
opens proving grounds

1908
South Shore Railroad track laid in town

1900

2018
St. Joseph Energy Center opens

2015
Navistar purchases proving grounds
from Bosch

1990

I/N Kote begins operations in
New Carlisle

1953

1950S

Post war boom in housing
Old Opera House torn down and agricultural output

1950

1949
A new town hall is constructed

1933
Flour mill dismantled, replaced
with feed mill

1930

1927
Michigan Street Viaduct Complete

1921
New Carlisle’s first library building
is dedicated

1898
Telephone and electric service arrive

A VIBRANT AND LIVABLE COMMUNITY
The IEC sits within western St. Joseph County,
which consists of a mosaic of small-town settlements,
high-quality natural areas, agricultural land, and
regionally significant industrial and transportation
assets. The adjacent Town of New Carlisle is a highly
desirable place to live, work, and play. Home to
nearly 2,000 residents, New Carlisle is situated in
an area that is rich with community, ecological, and
economic assets. Residents frequently cite the area’s
small-town charm; surrounding farmland; parks
and open space; and schools, libraries, and other
community events and institutions as key community
strengths. New Carlisle’s Historic Downtown along
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US 20 (“Michigan Street”) serves as the community’s
commercial and cultural hub. The community’s
historic preservation efforts have contributed to a
well-maintained and vibrant historic downtown,
which is on the National Register of Historic Places.
New Carlisle’s 19th century architecture and
cultural assets give the town its distinctive smalltown charm, drawing in new families and visitors
alike. Celebrating, preserving, and protecting the
community’s unique cultural and natural assets is a
key priority of this Plan. Figure 2.13 and Figure 2.14
highlight important historical events and community
assets, respectively.
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Figure 2.14. Community Assets
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Sources: James D. Moffitt; Performance Services Inc; New Carlisle Hometown Days; New Carlisle Gazette; New Carlisle Elementy School.

The IEC in Context

29

In sum, IEC businesses enjoy great access to
major Midwest and East Coast markets, extensive
transportation and logistics advantages, a
favorable business environment, a robust regional
workforce, and a vibrant and livable community.
The following chapter describes the existing
land use, transportation, and utility conditions
that make the IEC an attractive place to startup,
relocate, or expand business enterprises.
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Chapter 3
Existing Conditions

This chapter summarizes the existing land use, transportation, utility, and
environmental conditions within the IEC and surrounding area. The Area Management
Plan is based on an integrated understanding of how these systems interact. As
can be seen from the subsequent analysis, the existing conditions were utilized to
optimize critical corridors, thereby minimizing impacts to the adjacent communities
and streamlining operations for existing and prospective businesses. This also allowed
for the preservation and connection of substantial environmental and agricultural
corridors, retaining the character of the region and better integrating two of the most
attractive aspects of the areas for future generations to use and enjoy. This section
includes a summary of the existing:
;

Land Use;

;

Transportation;

;

Utilities; and

;

Environment.

A more detailed description of these elements within the Core Development Area has
been outlined below, with additional information included in the Appendices. All data
is based on current St. Joseph County urban planning efforts.
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LAND USE
It is important to understand how the IEC fits
into the County’s broader built environment
and land use patterns. To accomplish this, land
use was analyzed at several geographic scales
including the County, Study Area, Planning
Area, and IEC geography, as shown in Figure
3.1. This section provides a brief summary and
description of land use at each scale.

Figure 3.1. Summary of Current Land Use by Geography
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ST. JOSEPH COUNTY
Land use within St. Joseph County can be
characterized as a dense urban core based
around South Bend and Mishawaka surrounded
by suburban and rural areas elsewhere in the
county. The predominant land use in the County
is agriculture (60.9%) followed by single-family
residential development (16.4%). The remaining
23% of the County’s land area includes a mix of
industrial, commercial, social and institutional,
recreational, transportation, and other land uses,
as shown in Figure 3.2.⁴ Most of the County’s
transportation infrastructure has developed to
serve the South Bend-Mishawaka Metropolitan
Area, which is well-served by a road network that

exhibits both grid and radial characteristics. This
transportation network has helped to define the
location of more intense development. In terms
of land use, the County’s primary industrial areas
include the Indiana Enterprise Center, Southwest
South Bend, and the South Bend International
Airport (SBN) vicinity (e.g., Airport Industrial
Park, Ameriplex, Blackthorn Corporate Park, SBN
Freight and Logistics Park, and the US 31 Industrial
Corridor). Other clusters of industrial areas are
present in Mishawaka, Walkerton, and far northeast
St. Joseph County. These industrial areas developed
naturally due their access to highway, rail, and air
transportation assets and utility systems.

Figure 3.2. Current Land Use: St. Joseph County

⁴ The County’s land use data classifies most of South Bend and Mishawaka as “Other/Undefined”.
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PLANNING AREA
Recognizing the IEC has an impact that extends
beyond current development areas, St. Joseph
County elected to apply a Planning Area that
includes a 22,000-acre geography. This allowed
stakeholders and the consultant team to better
identify potential conflicts and opportunities with
surrounding land uses and communities. The
Planning Area is roughly bounded by the Indiana
state line to the north; the Kankakee River to the
south; Timothy Road and Willow Road to the west;
and Tulip Road to the east. This section describes
the current land use for the Planning Area.
The Planning Area is predominantly agricultural
(85%). The Town of New Carlisle, the IEC, and
Hamilton Grove are the primary developed areas
in the vicinity, as shown in Figure 3.3. Hudson
Lake and Saugany Lake in LaPorte County were
also considered as part of this planning area due
its proximity to New Carlisle and past discussion
regarding possible utility infrastructure extensions
to these areas. Land use generally intensifies (e.g.,
from agriculture, to residential, to commercial and
industrial uses), as one moves eastward towards
South Bend.
The Town of New Carlisle can be divided into
three general land use areas. The first area is
located south of the SSL and NS rail lines and west
of Wintergreen Road and includes most of the
Town’s land area. This area includes New Carlisle’s
main commercial corridor and historic downtown
along Michigan Street; surrounding residential
neighborhoods; and most of the Town’s institutional
land uses (e.g., Town Hall, Olive Township
Elementary School, New Carlisle Olive Township
Public Library, New Carlisle fire and police stations).
This area also includes the Town’s two public parks,
Bourissa Hills and Memorial Park (Figure 3.4).
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The second area includes a small portion of the
Town that is located north of the SSL tracks and
west of Walnut Road. Most of this area’s current
land use includes residential parcels surrounded
by farmland to the north in unincorporated
Olive Township. There are several commercial,
institutional, and industrial parcels clustered
around the intersection of Michigan Street and
Marvel Lane, including a restaurant, grocery store,
two industrial businesses, and American Legion
Post 297.
The third land use area is generally located
east of Walnut Road and south of the SSL and
Norfolk Southern Railroad. This is a heavy
industrial district that includes I/N Tek and I/N
Kote, St. Joseph Energy Center, New Carlisle’s
Water Treatment Plant, Gavilon Grain, and
other industrial land uses that form the core of
IEC. South of the NS and SSL rail lines, existing
farmland, the Niespodziany Ditch, and overhead
power lines form a natural buffer between the
eastern edge of New Carlisle and the western
extent of the IEC.
There are multiple natural areas within or
adjacent to the Planning Area. These include
Bendix Woods County Park and Spicer Lake
Nature Preserve, which are two important natural
areas located near the western edge of the
County and the Planning Area. Towards the east,
Mud Lake, Lydick Bog Nature Preserve, North
Chain Lake, South Chain Lake, and Chamberlain
Lake collectively form a linear “chain of lakes,”
which extend north-to-south. Preserving and
connecting these natural areas is a priority for the
County, MACOG, and other regional conservation
organizations.
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Figure 3.3. Current Zoning: Planning Area
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Figure 3.4. New Carlisle’s Historic Downtown

Source: artistmac

INDIANA ENTERPRISE CENTER
The Indiana Enterprise Center
encompasses a 7,200-acre
area that was identified to
integrate and aggregate existing
development within a similar
geography. Land use within
the IEC is 71% agricultural, 20%
industrial, and 5% residential, with
the remaining 4% consisting of
other uses. Currently 2,200 acres
of the IEC are zoned for various
industrial land uses. The IEC Core
Development Area is comprised
of 2,920 acres that is majority
industrial and developed land.
The industrial development is
primarily concentrated between
State Road 2 and US 20, with
some development occurring
north of US 20 and a portion
south of State Road 2. A sample
of current industrial occupants of
the area are shown in Figure 2.2.
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Outside of these developed areas, the remaining land area within
the IEC is almost uniformly zoned for agriculture, although some
linear residential corridors exist, as do farmsteads related to past
or current agricultural practices. Development outside of the IEC is
constrained by several natural and man-made features including
the following (Figure 3.5):
;

Taylor Ditch and utility corridors (north);

;

Geyer Ditch and floodplains (east);

;

Drainage ditches, wetlands, and floodplains (south); and

;

The Town of New Carlisle, residential areas, wetlands, and
conservation areas (west).

The IEC therefore occupies a location within the County with limited
development constraints, excellent transportation advantages, high
utility capacities, and a history of industrial development.
To better understand the cultural resource in the area, the County
completed a Cultural Resources Desktop Review for 1,100 acres
within the IEC. The Desktop Review involved due diligence review
of multiple parcels under Certified Site programs for the State
of Indiana, American Electric Power (AEP), and CSX Railroad.
This study found 24 known archaeological sites located within a
one-mile radius of the project area and recommended a Phase
I field reconnaissance to determine the presence and nature of
archaeological resources. The full study is provided in Appendix D.
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Figure 3.5. IEC Development Constraints
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TRANSPORTATION AND MOBILITY
The IEC’s extensive transportation and logistics
advantages are one of the key competitive
benefits of the site (Figure 3.6). At the same
time, congestion, safety, and maintenance of the
existing infrastructure has been a primary driver
of this Plan, as current industrial uses challenge
the existing roadways. Maintaining and improving
an efficient, safe, and multimodal transportation
system is essential for the livability of the area
and the success of the IEC. This section describes
the existing road, rail, and bike and pedestrian
networks within in the IEC and the broader
Planning Area.
The IEC’s transportation system is made up of
roadways, freight rail lines, a passenger rail line,
and bicycle and pedestrian facilities. Several
agencies and private entities have jurisdiction over
the various components of the transportation
system, including:
;

Indiana Department of Transportation
(INDOT);

;

Indiana Toll Road (ITR);

;

Northern Indiana Commuter Transportation
District (NICTD);

;

St. Joseph County;

;

The Town of New Carlisle;

;

Anacostia Rail Holdings; and

;

Canadian National (CN) Railway.

The Michiana Area Council of Governments
(MACOG), acting as the Metropolitan Planning
Organization (MPO) for the area, also has a key
role in planning and implementing transportationrelated projects. The following transportation
plans and studies were referenced during the
development of this Plan:
;

Michiana on the Move: 2045 Transportation
Plan (2019);

;

Regional Complete Streets Policy (2019);

;

Regional Active Transportation Plan (2016);

;

MACOG Freight Transportation Study
(2004); and

;

MACOG Truck Route Inventory Report
(2007).

This mix of agencies and private transportation
providers creates both opportunities for current
users and potential development. Better
integrating and utilizing these infrastructure
resources is a primary objective of this Area
Management Plan.
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Figure 3.6. Regional Transportation Assets
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ROAD NETWORK
I-80/90, US 20, and SR 2 serve as the primary
east-west travel corridors through the Planning
Area. US 20 and SR 2 traverse the IEC, creating
northern and southern boundaries, whereas the
I-80/90 is located three miles north of the IEC. The
US 31 exit is the closest I-80/90 interchange and is
located approximately 8 miles northeast of the IEC.
Functional classifications for the roads in the IEC are
shown in Figure 3.7, as well as traffic count data.
In general, traffic counts indicate greater trip
demand and road capacity in the east-west
direction. SR 2 is classified as an arterial and has an
annual average daily traffic volume (AADT) ranging
from 14,781 to 16,014 throughout the Planning Area.
SR 2 is a major east-east corridor and experiences
a high percentage of trucks with trailers. US 20 is a
major collector and has an AADT ranking from 4,362
to 5,818. US 20, known in New Carlisle as Michigan
Street, serves as the primary commercial corridor
through New Carlisle’s historic downtown. Increased
levels of truck traffic along US 20 is a concern cited
by residents and business owners. Reducing current
and future truck traffic into downtown New Carlisle
is a focal point of area management planning for the
area.
In general, north-south road corridors within the
IEC have less demand and capacity than east-west
corridors. Timothy Road is an important north-south
route and a collector that connects Johnson Road
in the south to the state line to the north. Other
collectors within the IEC include Walnut Road, Edison
Road, Smilax Road, Tulip Road, and Larrison Road.
More specifically, Walnut Road, Smilax Road, and
Tulip Road have at-grade road crossings with the
SSL/NF rail lines and provide connectivity between
SR 2 and US 20.
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Figure 3.7. Motorized Transportation
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RAIL NETWORK
The movement of freight by rail is significant throughout
the County, with particularly heavy activity within the IEC.
There are three freight railroad lines serving the IEC area.
These include the CN (3 miles away), NS, and the Chicago
South Shore and South Bend Railroad (CSS). The NS
operates trains that are approximately 100 units through
the IEC every day. CN operates roughly 80 trains per day.
The CSS operates 10 to 12 trains carrying freight per day.
These rail lines provide ample development opportunity
for industrial and commercial users requiring rail service,
as shown in Figure 3.8.
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Figure 3.8. IEC Rail Network
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Figure 3.9 provides system maps for the two Class
I railroads and the shortline railroad connecting
the IEC to the rest of the country. The NS is a Class
I railroad that operates approximately 19,500 route
miles in 22 states and the District of Columbia,
serves every major container port in the eastern
United States, including the Port of Indiana at
Burns Harbor, and provides efficient connections
to other rail carriers. Norfolk Southern is a major
transporter of industrial products, including
chemicals, agriculture, metals, and construction
materials. In addition, the railroad operates the
most extensive intermodal network in the East
and is a principal carrier of coal, automobiles, and
automotive parts.
The CN is a Class I railroad that operates the only
transcontinental railway in North America. The
CN’s 20,000-mile network spans Canada and MidAmerica, connecting three coasts: the Atlantic, the
Pacific, and the Gulf of Mexico. CN’s supply chain
partnerships carry customer cargo all the way to
Mexico City.
The CSS provides convenient, economical, and
reliable rail service through connections to all
major carriers. It includes interchange switching,
industrial switching, weighing, and has access
to port and transloading facilities. Typical
commodities that travel along the CSS include
chemicals, coal, grain, manufactured products,
paper, pig iron, steel, and roofing materials. The
CSS serves the Illinois International Port-Lake
Calumet and connects to the following railroads:
BNSF Railway Company (BNSF); Baltimore and
Ohio Chicago Terminal Railroad Company
(BOCT); Belt Railway Company of Chicago (BRC);
Chicago Fort Wayne and Eastern Railroad (CF&E);
Canadian National Railway (CN); Canadian Pacific
Railway (CP); Chicago Rail Link LLC (CRL); CSX
Transportation (CSXT); Gary Railway Company
(GRW); Iowa Interstate Railroad, Ltd. (IAIS); Indiana
Harbor Belt Railroad (IHB); Indiana Rail Road
Company (INRD); Norfolk Southern Railway (NS);
Southern Chicago and Indiana Harbor Railway
(SCIH); Union Pacific Railroad (UP); and Wisconsin
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Figure 3.9. IEC Railroad Connections

NS System Map

CN System Map

CSS System Map
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Figure 3.10. South Shore Line at SBN Station

and Southern Railroad (WSOR).
The SSL is an interurban commuter rail line
operated by the Northern Indiana Commuter
Transportation District (NICTD) between
Millennium Station in downtown Chicago and
the South Bend International Airport, as shown in
Figure 3.10. The SSL currently provides flag stop
service at the nearby Hudson Lake Station and
is currently exploring the feasibility of creating a
new passenger station in New Carlisle, which is
discussed in more detail in the following sections.

Existing Conditions

47

BIKE AND PEDESTRIAN NETWORK
The IEC’s transportation system also incorporates
sidewalks, bike lanes, trails and other facilities
for pedestrians and bicyclists, as shown in
Figure 3.11. Expanding bike and pedestrian
network throughout the IEC and the surrounding
New Carlisle area can improve safety, improve
workforce access, and enhance the livability of the
area. Figure 3.12 shows existing and proposed
bike facilities in the Planning Area. There is an

existing signed bike route that forms a large loop
in northwest St. Joseph County. Signed bike routes
within the IEC include segments of Timothy Road,
Early Road, Walnut Road, Filmore Road, Tulip
Road, and Eaton Road. This bike loop connects to
the Town of New Carlisle through Early Road and
Tulip Road. Proposed integration of bike and trail
systems into the IEC is discussed in more detail in
the next section.

Figure 3.11. Bike and Pedestrian Facilities in New Carlisle Area
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Sources: New Carlisle Gazette; Hometown Days; WSI Cycling.
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Figure 3.12. IEC Non-Motorized Transportation
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MACOG’s 2016 Active Transportation Plan
identified several proposed bike facilities within
the IEC and Planning Area, including the expansion
of signed routes on Sage Road, Edison Road,
Wintergreen Road, Dunn Road, and County Line
Road. A Shared Use Path was proposed between
Race Street and Wintergreen Road along the
south side of the rail lines. The recently completed
New Carlisle South Shore Line Feasibility Study
proposed a shared use path and pedestrian tunnel
to improve connectivity between the proposed
station and Downtown New Carlisle.
Pedestrian facilities are primarily within New
Carlisle. The road network in New Carlisle generally
follows a gridded pattern that aligns with the
double NS and SSL/CSS rail lines. Most of the
roads in New Carlisle’s Historic Downtown and
surrounding neighborhoods south of the rail
lines have a complete sidewalk network that is
in good condition. Most roads in this area have
sidewalks on at least one side of the street. The
sidewalk network does not currently connect to
the residential areas north of the rail lines.
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UTILITIES
The IEC’s significant existing utility capacity is
another strength of the site. This area is attractive
as a result of its many resources, including
power, natural gas, accessible groundwater,
and ready access to wastewater facilities. For
residents, the range and location of the utility
network encourages development focused on
manufacturing and logistics uses near existing
development, allowing other areas to continue
to be utilized for agricultural uses. The IEC’s
utilities are summarized in Figure 3.13 below and
described in more detail in the following pages.
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Figure 3.13. Existing and Future Utility Capacity

UTILITY

EXISTING
CAPACITY

PROJECTED
CAPACITY

PROVIDER

Electric Power
(Generation)1

700 MV

1,400 MV

St. Joseph Energy Center

Electric Power
(Transmission)

34.5kV, 69kV,
138kv, 345kV

34.5kV, 69kV,
138kV, 345kV

American Electric Power (AEP)
Indiana Michigan Power (I&M)

Natural Gas

2 Pipelines: 4”, 10”

2 Pipelines: 4”, 10”

NIPSCO

Fuel Lines (Refined
Oil Product)

3 Pipelines: 6”, 12”,
16”

3 Pipelines: 6”, 12”,
16”

Marathon, BP Amoco Oil Co.,
Wolverine Pipeline Co.

Water

3.0 MGD

18.28 MGD
(Phase I) - 42.24
MGD (Phase 2)

Town of New Carlisle

Sanitary Sewer2

0.6 – 9.6 MGD3

2.0 - 14.9 MGD

City of South Bend

Wastewater
Treatment4

7.0 MGD

7.0 MGD

City of South Bend

Broadband

N/A

1,000 Mbps

ChoiceLight, Inc.
(for business only)

MGD = Million Gallons per Day
1
Midcontinent Independent System Operator (MISO) and PJM service available.
2
Sanitary sewer capacity is dependent upon the location within the IEC
3
Lowest capacity (0.6 MGD) is at the intersection of Larrison Boulevard and Fillmore Road.; Highest capacity
(9.6 MGD) is at the intersection of US 20 and Smilax Road.
4
The City of South Bend Wastewater Treatment Plant is likely to have capacity for an Average Daily Flow of
7.0 MGD. Discharge to the sanitary sewer requires approval by the City of South Bend.
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ELECTRIC
The IEC has the electric power generation and
transmission capacity necessary to service nearly
all large energy users. Thanks to the recent
completion of the St. Joseph Energy Center, a 700
MW natural gas-fired, combined-cycle power plant
(CCPP) (Figure 3.14), significant electric capacity
is readily available. Phase II is expected to come
online within the next few years and will generate
an additional 700 MW.
In 2016, Indiana and Michigan Power (I&M)
constructed a 5 MW solar array within the IEC,
providing IEC businesses with access to a clean
energy option. I&M’s Olive Solar Power Plant has
57,500 solar panels and covers 40-acres (Figure
3.15).
Electric power in the IEC is provided by Indiana
Michigan Power (l&M), an operating unit of
American Electric Power (AEP). The IEC is serviced
by multiple types of transmission lines voltages
including 34.5kV, 69kV, 138kv, 345kV lines. AEP

is currently implementing two projects that will
increase the capacity and reliability of power
service in the IEC, including the Bosserman
Transmission Line Rebuild, and the South Bend
Transmission Line Rebuild. Figure 3.16 shows the
location and voltage of existing AEP transmission
lines, the St. Joseph Energy Center, and other
energy facilities within the IEC. l&M customers
benefit from some of the lowest industrial energy
rates in the country among investor owned utility
companies. To encourage additional development
in its service area, l&M offers a billing demand
credit to qualified new and expanding businesses.
The discount is referred to as an Economic
Development Rider (EDR) and offers a credit of
up to $11.00 per kilowatt.⁵ To qualify, a new or
expanding business must meet the following
minimum demand or investment criteria. For
example, new customers must have billing demand
of 500 kW/kVa or more, and an existing customer
must increase their billing demand by at least 500
kW/kVa.⁶

Figure 3.14. St. Joseph Energy Center Phase I

Figure 3.15. I&M’s Olive Solar Power Plant

Source: South Bend Tribune

Source: Indiana Michigan Power

⁵ Based on actual demand and load factor criteria, $11.00 per kilowatt for a period of up to 60 consecutive months.
⁶ Additional eligibility criteria include: at least $1M in capital investment OR; 10 new full-time jobs
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Figure 3.16. Existing Electric Power Infrastructure
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NATURAL GAS AND FUEL LINES
Natural gas service is provided by NIPSCO, a
subsidiary of NiSource. Two natural gas pipelines
traverse the IEC including a 4” and 10” pipeline.
Three fuel lines, including a 6”, 12”, and 16”
pipeline, cross the IEC carrying refined oil products.
These lines are maintained by Marathon, BP Amoco
Oil Company, and Wolverine Pipeline Company.
Figure 3.17 shows the existing natural gas and fuel
pipelines.
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Figure 3.17. Existing Natural Gas and Fuel Pipes
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WATER SUPPLY AND DISTRIBUTION
There are four active groundwater wells that
serve the potable water demands of the
Town of New Carlisle and adjacent industrial
facilities. A fifth well is dedicated solely to
providing fire protection to two nearby
manufacturing facilities. The four potable
water supply wells feed two interconnected
water treatment plants described below.
Each of these four well pumps can provide
water to either of the two water treatment
plants. All four of the well pumps were
designed for a flow rate of 2,500 GPM.

Two interconnected, but not simultaneously operated,
water treatment plants currently serve the processing,
treatment, and fire protection needs of two nearby
manufacturing facilities. They also serve the potable water
supply to the Town of New Carlisle, and a distribution
system that would feed new development in the IEC.
These two interconnected treatment facilities are referred
to as the East and West WTPs, or the “I/N Tek” and “I/N
Kote” facilities, respectively. A map of the existing water
infrastructure and summary of the two water treatment
facilities, including their design capacities, major unit
processes and key construction dates, is provided in
Figure 3.18.

Figure 3.18. Existing Water Infrastructure

FACILITY
Design Capacity
Original Commission Date

Key Unit Processes

I/N TEK (EAST)

I/N KOTE (WEST)

3.0 MGD

3.0 MGD

1988

1990

Coagulation
Lime Softening Clarifies (2)
Gravity Filters (3)

Coagulation
Lime Softening Clarifies (2)
Gravity Filters (3)

Zeolite Softeners (4) – 1988, 1990
Reverse Osmosis (RO) Trains (2) – 1997
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The facilities have two 750,000-gallon
filtered water storage tanks, for a total onsite storage volume of 1.5 MG, along with
a smaller 60,000-gallon storage tank for
Reverse Osmosis treated water. As noted
in Figure 3.1, the design capacity of each
plant is 3.0 MGD. A stated goal of the utility
is to operate both the East and West plants
simultaneously for a combined output of 6.0
MGD. Additional information on the existing
water infrastructure is provide in Appendix E.

Owing to the importance of the aquifer to area irrigation
and potable water needs, St. Joseph County worked with
its consultant team to better understand the impacts of
development both on water quantity and quality within
the area. The study, located in Appendix F, showed
that the IEC draws water from three aquifer systems
including the Valparaiso Outwash Apron Aquifer System,
Kankakee Aquifer System, and the Valparaiso Moraine
Aquifer System, as shown in Figure 3.19. The availability
of several high-quality aquifers provides the IEC with
competitive advantages that sets it apart from nearly all
of the other megasites of its size throughout the country.

Figure 3.19. Aquifer Systems and Drainage Divides
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The report findings indicate that the Valparaiso
Outwash Apron Aquifer System and Kankakee
Aquifer System can provide a total safe yield of
49.0 million gallons per day (MGD). This means
that 49.0 MGD of groundwater can be pumped,
just from within the boundaries of the IEC, without
depletion of the aquifers’ storage reservoir, as
shown in Figure 3.20.
Figure 3.20. Summary of Hydrogeological Background Analysis

AQUIFER SYSTEM

KANKAKEE

VALPARAISO
OUTWASH APRON

TOTAL

Estimated Domestic Well Withdrawals (mgd)

0.09

0.01

0.10

Current high Capacity Well Production,
Average (mgd)

2.3

0.6

2.9

Irrigation Well Withdrawals, Low (mgd)*

6.3

Irrigation Well Withdrawals, High (mgd)*

12.8

Estimated Current CDA Groundwater
Withdrawal, Low (mgd)

8.7

0.6

9.3

Estimated Current CDA Groundwater
Withdrawal, High (mgd)

15.2

0.6

15.7

SJEC Groundwater Withdrawal at Buildout
(mgd)

12.4

Aquifer Safe Yield (mgd)

44.7

4.8

49.0

Remaining Aquifer Capacity, Low (mgd)**

16.6

4.2

20.9

Remaining Aquifer Capacity, High (mgd)**

23.1

4.2

27.3

* Only 3-6 months out of the year
** Note that the calculated remaining capacity includes current high capacity well withdrawal (Town of New Carlisle,
I/N Tek-Kote, SJEC). so the remaining aquifer capacity would apply just to new development within the CDA.
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WASTEWATER
The existing wastewater collection systems in the
IEC were constructed to primarily meet the sanitary
sewer needs for the Town of New Carlisle, as well
as I/N Tek, and I/N Kote. The existing systems were
developed based on previous planning efforts
completed by St. Joseph County, specifically the
May 1990 Northwest St. Joseph County Sanitary
Sewer Master Plan. The planning area used for this
Area Management Planning effort covered much
of northwest St. Joseph County, indicating that the
County anticipated significant industrial growth in
the New Carlisle area (Figure 3.21).

Figure 3.21. 1990 Sanitary Sewer Master Plan: Planning Area
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BROADBAND

The current wastewater collection
system consists of a mix of gravity
sanitary sewers, lift stations, and force
mains that convey the wastewater to
the City of South Bend Wastewater
Treatment Plant for treatment. The
existing areas that have wastewater
service in and adjacent to the Planning
Area are shown in Figure 3.22.
Additional information on the existing
wastewater system, the 1990 Sanitary
Sewer Master Plan, and an updated
Wastewater Utility Master Plan are
provided in Appendix G.

ChoiceLight (formally known as Metronet) will soon provide
fiber optic communications service to the area. In 2019, the
County received a grant through the Economic Development
Administration (EDA) to support the construction of a 24.4-mile
redundant fiber loop that will expand access and reliability to
high-speed broadband services in New Carlisle and the IEC.
The existing and future broadband network within the IEC
and surrounding area is shown in Figure 3.23. The County
is committed to building robust, redundant, and reliable
communications infrastructure necessary for the 21st century
economy. This service is being expanded to support the
additional needs of the Town of New Carlisle needs, as well.

Figure 3.22. Existing Sanitary Sewer Infrastructure
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ENVIRONMENT
Preserving and protecting the natural environment,
as well connecting people to nature are priorities
of this planning effort. As such, understanding the
existing conditions is critical to the success of this
document and future development of the area.
This section describes the many, often important,
environmental features and conditions of the
IEC and surrounding area (Figure 3.24). Where
possible, these features will be connected and
maintained for future generations.

spicer lake

lydick bog

mud lake

naturalbloomington.com

southbendtribune.com
Sources: South Bend Tribune; Heinze Land Trust; Dig the Dunes.
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Figure 3.24. Environmental Conditions
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SOILS
The IEC resides in the Northern Lake and Moraine
Region. Groundwater is generally between 4-6
feet in depth, which requires some additional
consideration in foundation development for
large facilities. However, as evidenced by the large
industrial complexes in the area, this has not proven
cost prohibitive in the past. Although the soils
are variable, they are generally considered to be
suitable for construction purposes with appropriate
site preparation. The site lies within the Kankakee
Lacustrine Section of the Region. The Kankakee
Lacustrine Section is a system of sandy lacustrine
plains, outwash plains, valley trains, and local
enclosed till plains associated with a great line of
glacial drainage and ponding along the St. Joseph
and other rivers. The near-surface soils consist
of valley train (i.e., long narrow body of outwash
confined within a valley) deposits underlain by
Ellsworth Shale bedrock.7 The depth to bedrock is
on the order of 150 feet below the ground.8

AIR QUALITY
St. Joseph County and the IEC have acceptable
ambient air quality standards and there is no
anticipation that this situation will change in the
near future (see Figure 3.25). The County has an
updated 8-Hour Ozone “full” maintenance plan
on record that was approved on November 25,
2019. Air permitting, as evidenced by existing uses
within the IEC, has not proven to be a challenge in
the past. Maintaining good air quality, however,
remains a priority for the County and the region.
Incorporating new technologies that help to
maintain this priority aligns with the visions and
objectives of this Area Management Plan and
future development.

7
8
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Based on information shown on the Indiana Regional Geologic Map No. 4 – Chicago Sheet.
Based on the Indiana Department of Natural Resources Miscellaneous Map 37 – Map of Indiana Showing Thickness of
Unconsolidated Deposits.
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Current Nonattainment Areas

Figure 3.25. Current Nonattainment Areas
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LAKES AND STREAMS

FLOODPLAINS AND WETLANDS

Although there are no lakes immediately
within the IEC, there are several lakes
within the larger Planning Area, including:
Hudson Lake, Spicer Lake, Mud Lake,
North Chain Lake, and South Chain
Lake. The primary streams intersecting
the IEC are the Niespodziany Ditch and
Taylor Ditch. Streams within the IEC
generally function as drainage ditches
for agricultural purposes. As such, they
are generally poor in quality and support
limited flora and fauna. The Niespodziany
Ditch currently provides drainage for
the farmland within the IEC and broader
planning area. In September 2019, the
County completed a stream habitat
assessment of Niespodziany Ditch and
its tributary, Huckleberry Creek (Figure
3.26).

Wetlands and floodplains are integral elements of the IEC and
have been thoroughly studied to minimize impacts to these
important natural features. The IEC is in an area with minimal
flood hazard risk as shown in Figure 3.24. Small portions of
the IEC are within the 1% annual chance flood hazard area, or
100-year floodplain, including floodplains along Taylor Ditch
to the north and Niespodziany Ditch to the southeast. The IEC
boundary avoids the significant flood plain areas along Geyer
Ditch and other drainage ditches to the south.

This assessment determined that the
quality of stream habitat present within
Niespodziany Ditch and Huckleberry
Creek is poor, due to past channelization
and agricultural runoff. Instream habitat is
sparse to very low, diversity of substrate
is low, and aquatic fauna diversity
are anticipated to be low as well. The
complete stream habitat assessment is
provided in Appendix H. The Taylor Ditch
originates at Hudson Lake and connects
to the Geyer Ditch east of the IEC. This
ditch provides drainage for the farmland
north of US 20. These ditches and the IEC
are within the Kankakee-Iroquois River
Watershed. Future development within
the IEC should consider these ditches
and their connection to the regional
natural environment to improve their
habitat quality.
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The County completed a wetland delineation study for the IEC
to provide a more detailed understanding of area wetlands.
Delineated wetlands within the IEC are shown in Figure
3.24. These include a wetland along SR 2, several wetlands
south of SR 2, and a cluster of wetlands near the southern
extent of New Carlisle between Edison Road and Early Road.
Additional information on the delineated wetlands and
mitigation strategies (e.g., avoidance and minimization, land
acquisition, onsite mitigation, offsite mitigation, in-lieu fee,
mitigation banking) is provided in Appendix I. The location
of these floodplains and wetlands are significant to the IEC
Core Development Area, as future development is naturally
bounded and buffered by these environmental land uses.

OPEN SPACE AND NATURAL AREAS
The IEC is surrounded by open space and natural areas that
contribute to the area’s quality of life and make New Carlisle a
desirable place to live, work, and enjoy recreational activities.
Preserving these natural areas and connecting them through
trails and greenways will further contribute to the area’s
livability and the competitiveness of the IEC. Open space and
natural areas near the IEC include the following:
;

Nature Preserve within Bendix Woods;

;

Hudson Lake;

;

Spicer Lake Nature Preserve;

;

Mud Lake;

;

Lydick Bog;

;

North Chain Lake;

;

South Chain Lake; and

;

Chamberlain Nature Preserve.

IEC Area Management Plan

Figure 3.26. IEC Major Stormwater Conveyances

Existing Conditions
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Bendix Woods County Park contains a 27-acre
dedicated Nature Preserve within the boundaries
of the IEC. Bendix Woods offers ample opportunity
for hiking, mountain biking, and sledding in the
winter months. It is also home to the annual Sugar
Camp Days sugar maple syrup tapping event
and features a small campground on the north
side of the preserve. The County is exploring
opportunities to expand Bendix Woods as part of
the IEC planning effort.

identified other potential conservation areas that
should be considered in future planning and
development efforts. Several plans proposed
strategies for connecting these open space natural
areas including: Michigan Greenways Plan; Michiana
on the Move: 2040 Transportation Plan (specifically
the Active Transportation Plan); and the Town of
New Carlisle’s Master Plan. These plans have been
factored into the Area Management Plan where
possible.

Hudson Lake located east of the Town of New
Carlisle in LaPorte County provides fishing and
outdoor recreation. The IDNR recently awarded
funding for the construction of a public boat launch.

The County also completed an Endangered
Species Evaluation of the IEC to determine if any
threatened and endangered species are present.
Site reconnaissance and correspondence with the
Indiana Department of Natural Resources (INDNR)
indicated that IEC does not appear to have any
endangered species concerns. However, it is
recommended that future development avoids
larger woodland areas, as there may be federally
endangered Indiana bat and northern longeared bats present in these mature woodlands.
Consultation with the US Fish and Wildlife Service
(USFWS) would need to take place to determine
if impacts to endangered bat species are a
concern. The smaller woodlots can be checked
for bat habitat closer to the time of development.
The complete Endangered Species Evaluation is
provided Appendix J.

Spicer Lake Nature Preserve is a dedicated nature
preserve located northwest of the IEC on County
Line Road. The preserve is managed by the St.
Joseph County Parks Department and protected
under a series of state laws. The Spicer Lake Nature
Preserve is a 320-acre preserve that features trails
along wetlands, woods, and old-growth fields.
Mud Lake Bog to the northeast of the Study Area is
another Nature Preserve that consists of a floating
walking trail that allows visitors to walk through
the Bog. This Preserve extends into Michigan and
provides a unique hiking experience to visitors and
community members.
Lydick Bog Nature Preserve is located south of Mud
Lake Bog. This 176-acre property was acquired by
the Shirly Heinze Land Trust in 2015 and recently
became a state-designated Nature Preserve in
January 2019. A hiking trail was developed on the
property this year, which is now open to the public,
the rest of the property is privately held by this nonprofit and is used strictly for conservation efforts.
Chain of Lakes is another set of lakes within the
Study Area and is located directly adjacent to the
South Bend Country Club and just east of the
Study Area. This is recreational area frequented by
area residents, which also provides an attractive
asset to those looking to relocate to the area.
In addition to these natural areas MACOG has
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ENVIRONMENTAL SITE CONCERNS
A review of the United States Environmental
Protection Agency’s (US EPA) Assessment, Cleanup
and Redevelopment Exchange (ACRES) System
indicates that there are no brownfield sites within
the IEC. Upon review of data made available
through the Indiana Department of Environmental
Management (IDEM) it was found that there are
three Leaking Underground Storage Tanks (LUST)
and two Underground Storage Tanks (UST) sites
within the IEC. According to IDEM records, the IEC is
not in an air quality nonattainment area. It was also
determined that no cemeteries lie within the IEC.

IEC Area Management Plan

A map of environmental concerns within the Study
Area is provided in Figure 3.27.
In sum, the New Carlisle area’s land use,
transportation network, and utility infrastructure
currently support a robust industrial site. In addition
to favorable land use, transportation, and utility
conditions, the IEC also benefits from limited
floodplains, wetlands, and environmental concerns
that may impede future development. With that

being said, the County—along with their local
and regional partners—should implement specific
measures to ensure that future development
within the IEC does not negatively impact the
region’s unique agricultural character and natural
environment. The Area Management Plan presented
in the following chapter puts the guiding principles
into action and describes a plan for sustainable and
resilient development within the IEC.

Figure 3.27. Environmental Concerns

Existing Conditions
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Chapter 4
The Area Management Plan

This chapter outlines the Indiana Enterprise Center Area Management Plan, which
corresponds to the IEC’s regional and site-specific competitive advantages,
as described in Chapters 2 and 3. These advantages include: access to major
markets; transportation and logistics advantages; and ready access to utilities,
among others. These assets, as well as the robust agricultural resources of the
area, point to three target industry sectors that will be a focus, though not
exclusively, of the Area Management Plan. Each of the following target sectors
will be elaborated on below:
;

Advanced Manufacturing;

;

Smart Logistics; and

;

Agribusiness

In addition to these business sectors, guiding principles have been developed,
which are intended to guide economic development activities in the IEC. These
principles respond to community input, past development in the area, as well as
national and international industry trends. The goal is to establish a sustainable,
attractive, and functional core development area that endures, positioning St.
Joseph County as an example of development that considers the needs and
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wants of both the community and
the business sectors. When used to
guide decisions regarding land use,
transportation infrastructure, and
utilities, these principles will produce a
cohesive, integrated, and resilient site
over time. This Area Management Plan
aligns with the following communitydriven Guiding Principles into strategic
projects, policies, and programs:
;

Strong Economy;

;

Enhanced Mobility;

;

Thriving Environment;

;

Community Resilience;

;

Livable and Healthy
Communities; and

;

Coordination and
Collaboration.

This chapter provides a vision for the
IEC, outlines the economic development
strategies that support the target
industry sectors, and illustrates how the
guiding principles can be put into action
on the ground.
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AREA MANAGEMENT PLAN
OVERVIEW
An overview of the proposed improvements that will address
existing resident and business concerns within the area, as
well as possible future development concepts, are provided
in greater detail in this chapter, as shown in Figure 4.1. The
objective is to outline how the transportation and land assets
can be applied to minimize impacts of development, should
they occur, while optimizing benefits for those landowners
who wish to participate in development opportunities. We
discuss the three target business sectors, as well as some
concepts of the types of development, highlighted as
areas A, B, and C, that could be anticipated. Given the large
remaining land mass and the importance of agriculture in
the area, this is also highlighted as a resource and continuing
tradition for the area. The objective is to establish a flexible
and adaptable approach that can respond to land use
decisions by the various landowners within the IEC, allowing
them to optimize their assets with minimal disruption to
existing businesses and residents.

IEC Area Management Plan

Figure 4.1. IEC Area Management Plan

The Area Management Plan
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Agribusiness

The framework is intended to be used in conjunction
with the guiding principles when making decisions
about future land use, transportation networks, and
utilities within the IEC. The IEC Ecosystem is a bridge
for translating economic development strategies into
on-the-ground recommendations. A more detailed
description of each element is outlined below.

ADVANCED MANUFACTURING
Advanced Manufacturing is a term that readily
aligns with business within the area, as it is already
an important and thriving sector of the IEC. For
our purposes, advanced manufacturing includes
businesses that employ large numbers of people, tend
to use high-tech and environmentally clean processes,
have competitive compensation, and have a high
market durability, i.e. are not as vulnerable to market
downturns. Examples of these types of businesses
already located within the IEC are a number of robust
and successful 21st Century businesses, including:

9
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;

I/N Tek and I/N Kote (Fabricated Metal
Product);

;

UNIFRAX (Non-Metallic Mineral Product);

;

Five Star Sheets (Paper Manufacturing);

;

EDCOAT (Fabricated Metal Product); and

;

Just Packaging, Inc. (Paper Manufacturing).
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This section describes the three target industries and
how they can be supported through an integrated
economic development strategy, the IEC Ecosystem,
geared for the 21st century economy (Figure 4.2).
The IEC Ecosystem is an economic development
framework that emerged through a detailed analysis
of the area’s industry, workforce, and locational
advantages (See Appendix A). As mentioned above,
the framework is built on three interconnected target
sectors:

Figure 4.2. The IEC Ecosystem
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THE IEC ECOSYSTEM

These five firms, alone, employ 869 employees
and generate over $386 million worth of annual
sales volume.9 The jobs, tax revenue, and
community investments created by these and
other manufacturing businesses are a key driver
for the economic, social, and fiscal resilience of
New Carlisle, St. Joseph County and the region.
Strengthening the manufacturing industry
and equipping companies to be competitive
in our 21st century economy is therefore a key
regional priority. Local businesses that align
with the Advanced Manufacturing target sector
focus on the following key strategies:
;

Embrace Technology;

;

Service Broad Markets;

;

Focus on Sustainability and Resilience; and

;

Attract and Retain Talent.

Advanced Manufacturing also aligns with
the 2015-2019 Comprehensive Economic
Development Strategy (CEDs) developed by
MACOG. It states that there is a “particular
interest in building upon Northern Indiana’s
manufacturing base” and outlines several high
priority projects, including, among others:
;

Extending rail access to the “New
Carlisle Industrial Park” (page 61);

Antero Group, Indiana Enterprise Center Economic Opportunity Analysis (2018)

IEC Area Management Plan

;

Launching a “High-Tech Manufacturing
Training Facility and Program” (page
61); and

;

The “Supporting Manufacturers and
Regional Talent (SMART)” workforce
development program.

Similarly, the North Central Indiana
Regional Development Authority’s Plan
for Prosperity, Growth and Inclusion
identified strategies for accelerating the
expansion of employment in “Scaleup”
and “Entrepreneurial” industry clusters.10
Manufacturing-based strategies, particularly
those focused on advanced manufacturing
technologies and enablers, such as 3D
Printing, “Big Data” computational modelling,
digital manufacturing, high-bandwidth
telecommunications, high-performance
computing, and robotics, were key to
achieving greater employment in higher
paying industries.

The Indiana Enterprise Center Area Management Plan
aligns with these plans and is based on the premise
that St. Joseph County has a competitive advantage
in the manufacturing industry and that strengthening
and diversifying the business climate is critical for the
region’s long-term economic prosperity and resilience.
Moreover, this Area Management Plan also recognizes
that the manufacturing industry has changed drastically
over the past 10 to 15 years and that companies
must adapt to an array of new technologies, business
processes, consumer preferences, and industry
disruptions to stay competitive. Appendix K provides a
summary of the key market drivers that characterize the
current industrial landscape, which is sometimes referred
to as “Industry 4.0,” or the fourth industrial revolution
(Figure 4.3).
By building on the region’s legacy of innovation,
strategically responding to these market drivers, and
leveraging regional advantages, the IEC can become
a model for future industrial centers. The IEC is wellpositioned to become a 21st century-equipped, sustainable,
and resilient industrial corridor.

Figure 4.3. Industry 4.0

Graphic adapted from Ed Gerwin’s Industry 4.0: Trade Rules for the Internet of Things..

“Scaleup” clusters are already existing strong clusters for which the average annual pay is higher than the average for all Traded
Industry Clusters. “Entrepreneurial” clusters are existing, but not yet strong clusters with a high Between Cluster Relatedness to
strong clusters, for which the average annual pay is higher than the average for all Traded Industry Clusters
10
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SMART LOGISTICS
Smart Logistics focuses on the efficient
movement of people and goods. The IEC
has an array of logistics and locational
advantages that positions the corridor for
opportunities that demand transportation
efficiencies. The IEC provides employers with
access to major Midwest and East Coast
markets. As discussed above, IEC’s North
Central Indiana location enables businesses
to reach over 176 million people within an
11-hour trucking distance. The IEC’s location
also enables area employers to access a
nearly 1.2-million-person strong workforce
within one hour. Improving multimodal
access to markets and workforce is a key
priority of this Plan. Towards that end, the
County is exploring ways that workforce
access can further be improved, such as a
new South Shore Line Station within the IEC
as shown in Figure 4.4.

Also, an impressive volume of freight flows through
northern Indiana along road, rail, and air networks. 3.4
billion ton-miles of trucking that travels through highways
within a 15-minute radius of the megasite, giving the IEC
the highest volume of trucking freight passing near its
site when compared to other competing megasites in the
area. According to the 2014 Indiana Multimodal Freight
and Mobility Plan, “Indiana’s freight flow is projected to
continue to grow substantially over the coming decades
(close to 60% by 2040).”
Improving and maintaining a safe and efficient multimodal
transportation network is critical to the success of the IEC
and livability of the broader New Carlisle Area. This can
be accomplished through several economic development
strategies under the Smart Logistics heading, including:
;

Improve the IEC’s access to regional and national
multimodal transportation networks;

;

Leverage and expand the existing capabilities and
infrastructure needed for raw materials handling
and processing;

Figure 4.4. New Carlisle Station Concept Plan
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;

Build and maintain a safe and efficient
multimodal transportation network within
the IEC and surrounding area that provides
workforce access, logistics, recreational
benefits;

;

Leverage the IEC’s strategic location within the
gap between the Western and Eastern Class I
railroads by targeting industries that repackage
and reprocess inbound container shipments to
prepare products for delivery to customers and
retailers;

;

Create mixed-use, walkable, transit-served
neighborhoods; and

;

Implement first and last mile solutions that
ensure the safe and efficient movement of
people and freight.

AGRIBUSINESS
Agribusiness seeks to promote and advance all
elements of agriculture from growing to processing
to packaging within the IEC footprint. By promoting
the development of new agribusinesses and relocation
of existing agribusinesses to the area, the above
strategies can also be leveraged, as Smart Logistics
and Advanced Manufacturing can readily be
components of various agricultural sectors. Indeed,
this concept is a deeply rooted aspect of the culture
and economy of St. Joseph County. Indiana boasts
over 15 million acres of farmland and is a lead exporter
in agricultural products. The state has also adapted to
become a leading producer of agricultural products for
energy production, such as biofuels.
Agriculture contributes an estimated $31.2 billion to
Indiana’s economy, nearly five percent of state’s GDP.
In St. Joseph County, there are 629 farms that occupy
nearly 150,000 acres of land. Over 95 percent of the
County’s farms are family-owned, and many have been
in the same family for generations. Preserving the
County’s agricultural lands and cultivating a vibrant
agribusiness economy were key priorities that emerged
through this planning effort. Farming will continue to
be an important economic driver for the region, even
as the industrial base expands within the IEC.
11

The IEC will balance the goals of sustainable
industrial development with agricultural
preservation and environmental protection.
Doing so will leverage the region’s existing
strengths, address a key community concern
and planning priority, and contribute to IEC’s
brand. This can be accomplished through several
economic development strategies, including:
;

Target industries that have natural
synergies and clustering opportunities
with New Carlisle’s predominantly
agricultural landscape (e.g., food and
beverage manufacturing, sustainable
energy manufacturing and production,
food processing, soil preparation,
planting, and cultivating, and support
activities for agriculture and forestry);

;

Preserve and protect a network of
green infrastructure (e.g., wetlands,
woodlands, nature preserves, bike trails,
etc.) around the boundaries of the IEC;

;

Implement farmland preservation
policies and programs within the
broader IEC Planning Area to preserve
the agricultural character of the region;11

;

Minimize induced sprawl by
concentrating development in
Priority Development Areas, such as
New Carlisle’s Primary Growth Zone,
Hamilton Grove, and other infill
locations within the IEC with existing
transportation networks and utility
systems; and

;

Integrated sustainability measures into
the IEC’s site plan and operations and
maintenance.

The strategies should be translated into
recommendations that align with the guiding
principles that were identified and refined
throughout the planning process. The following
section revisits the guiding principles presented
in Chapter 1 and provides examples of how
they can be applied in concept areas.

American Planning Association. 2018. “Policy Guide on Agricultural Land Preservation.”
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GUIDING PRINCIPLES IN ACTION
Development within the Indiana Enterprise Center will put the region on a path towards greater prosperity,
connectivity, and resilience. This will be accomplished through the coordinated implementation of
recommendations that align with the following community-driven guiding principles:

sjcparks.org

southbendtribune.com

Strong Economy.
A strong economy is essential
for the wellbeing of residents,
businesses, and the community.
Economic development efforts
can increase and diversify
employment opportunities,
increase household incomes and
local tax bases, and strengthen
the region’s competitive
advantages. Investment within
the IEC will improve the region’s
economic performance in
a way that strengthens and
connects the region’s natural
and cultural assets. The IEC will
create a mutually reinforcing
cycle of business and community
investment.
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Enhanced Mobility.
An easy-to-use transportation
network that enables multiple
choices for travel supports a
strong economy, community
resilience, and a flourishing
environment. Development
within the IEC will coincide
with the implementation of
high-priority, multimodal
transportation projects that
connect the area to local,
regional, national, and global
transportation networks.

Thriving Environment.
A thriving natural environment
is essential to the physical
and mental wellbeing of the
area’s residents and workers,
as well as the IEC’s ability to
support future growth. Valuable
land and water resources will
be protected and connected
through a network of green
infrastructure comprised of
conservation buffers, park
expansions, trails, and more.
Clean, efficient energy sources
will power the IEC.

IEC Area Management Plan

www.siemens.com/press

Community Resilience.
This references the ability for
communities and systems to
survive and thrive no matter
what shocks or stresses they
encounter. Robust, redundant,
adaptive, and integrated
infrastructure systems will
ensure that the IEC is wellprepared for the future. The IEC
is home to local power sources
like the St. Joseph Energy Center
that makes the community more
resilient and independent.

https://www.hometowndays.net/

Livable and Healthy Community.
The IEC will coexist in harmony
with Ollive Township and New
Carlisle. New Carlisle’s smalltown charm and agricultural
character will be preserved
and celebrated. Community
events, placemaking, and
other investments will foster
community cohesion and
strengthen assets that make
New Carlisle a desirable place to
live, work, and play.

Coordination and Collaboration.
Ongoing efforts to develop the
IEC will occur in a way that is
coordinated and aligned with
local and regional priorities and
initiatives (e.g., New Carlisle
Master Plan). Community
stakeholders will have a voice in
ongoing implementation efforts
where possible. The County will
pursue effective public-private
partnerships to ensure that
project risks and rewards are
shared equitably.

These six principles guided the Project Team’s approach in developing the Area Management Plan approach,
strategies, and three conceptual IEC site developments. Given the diverse set of land uses that coexist within
the IEC, the Project Team considered principles that foster cohesive current and future development.

DEVELOPMENT CONCEPTS
To illustrate possible ways in which the guiding principles can be applied, the Project Team developed four
development concepts for locations within the IEC. The following section conceptualizes how the guiding
principles can be applied with potential strategies for each concept area. These potential strategies are
meant to guide future development and partnership opportunities for the IEC and surrounding community.
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CONCEPT AREA A
Concept Area A is bounded by US 20 to the north, the parallel rail lines of Norfolk Southern (NS) and
Chicago South Shore (CSS)/NICTD to the south, Smilax Road to the east, and Spruce Road to the west, as
shown in Figure 4.5. Adjacent businesses and facilities include Unifrax, Five Star Sheets, Just Packaging,
Scrap Metal Services, and a County Highway Department garage facility. Given the site’s excellent
freight rail access, this area is well-positioned for rail-served industrial and logistics end users, such as
warehouses, transload facilities, fulfillment centers, and manufacturing plants. This site also presents
potential clustering opportunities with adjacent manufacturing and agribusiness companies. The site
has direct access to US 20 and Smilax Road, as well as the existing electrical, natural gas, water, sewer,
and broadband utility networks that run along these corridors. Concept Area A is also situated along the
proposed north-south connector that could provide direct access to I-80/90 in the future. The site is near
the proposed South Shore Line station, which is located approximately 2 miles to the west along US 20,
and could be connected to area destinations through a shuttle.

Figure 4.5. Concept Area A
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;

The expansion of transit options will foster a more connected, efficient, and livable community. The
opening of a new NICTD rail station will provide the town of New Carlisle with increased access
to the region and promote Transit Oriented Development (TOD). A NICTD station site study has
already been completed;

;

The IEC can strengthen the already existing business environment to expand employment
opportunities, increase wages, and increase the tax base New Carlisle generates. I/N Tek and I/N Kote
is a 204-acre raw cold-rolled steel manufacturing facility and a major employer to the local region;

;

A regional bike trail could be created along Taylor Ditch to improve interconnectivity to other
regional trails for commuters and recreational benefits;

;

The IEC can leverage already existing utility and energy systems. The expansion of local energy and
power sources (e.g., solar farms, St. Joseph Energy Center) would provide a more sustainable and
independent region;

;

The IEC strengthens and supports community assets by supporting local events (e.g., “Hometown
Days”) in historic New Carlisle;

;

The IEC can ensure community cohesion by coordinating development with the existing Town of
New Carlisle Master Plan; and

;

The IEC is home to agribusinesses, such as Gavilon Grain and Red Hen Turf Farms, and the Area
Management Plan intends to preserve the agricultural land uses to coexist with smart logistics and
advanced manufacturing.

CONCEPT AREA B
Concept Area B is bounded by Edison Road to the north, Early Road to the south, Larrison Drive to the
east, and the Niespodziany Ditch to the west, as shown in Figure 4.6. This area is located immediately
south of I/N Tek and I/N Kote and benefits from direct access to existing utility systems that have been
designed for large energy and water users. The area’s access to ample utility capacities and its internal
position within the IEC make this Concept Area B ideal for heavy manufacturing and logistics users. The
site will also benefit from the forthcoming redundant dark fiber broadband network and will have direct
access to the proposed north-south connector.
Although there is no existing rail access to the Norfolk Southern rail line, several potential rail alignments
have been developed that can support future rail access. The area west of Concept Area B includes the
Niespodziany Ditch, woodlands, wetlands, overhead utilities, and farmland which collectively form a
natural buffer zone between the IEC and the Town of New Carlisle. This buffer zone should be preserved
to mitigate any potential and visual impacts. A new multiuse trail could be constructed within this buffer
zone and connect between Bendix Woods and the Town of New Carlisle. This bike trail could provide
recreational and commuter benefits to New Carlisle and IEC workers. The site is only 1.4 miles from the
new NICTD station with the proposed IEC shuttle.
Figure 4.6. Concept Area B
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BENDIX WOODS COUNTY PARK
The first park in the St. Joseph County Parks’
system, this property was donated to the newly
formed Parks Board in 1966 by the Bendix
Corporation and has its roots in automotive
history. Originally part of the Studebaker Proving
Ground, the site is home to the historic half-mile
long “STUDEBAKER” sign planted in 1933 by the
Civilian Conservation Corps. The sign was listed
in the Guinness Book of World Records in 1987
and is on the National Register of Historic Places.
A hiking trail passes through the letters.
The former Studebaker Clubhouse, a large
colonial revival building, now houses park
offices and a Children’s Discovery Room. Built in
1926, the brick structure is a designated Local
Landmark and is also on the National Register of
Historic Places. The Park is a destination site on
the Studebaker-Bendix Heritage Trail.
In the southwest portion of the park, a 27-acre
state-dedicated nature preserve protects a

Source: Thomas Thompson

beech-maple climax woodland showcasing a
spectacular spring ephemeral display of largeflowered trillium. The preserve was the first nonstate-owned public land to be dedicated by the
Indiana Department of Natural Resources.
A 4.5-acre prairie created near the eastern
boundary of the Park provides pollinator habitat
and is a study site for area universities.
A significant number of interpretive programs
are offered at the Park, including wildflower and
tree programs, bird hikes, pond studies, and
maple syrup activities. Sugar Camp Days in March
is the largest annual special event coordinated
by County Park staff and includes tours of the
sugar house, artisan demonstrations, a pancake
breakfast, and children’s activities.
Fall hayrides, a sledding hill, picnic facilities,
hiking, and mountain bike trails round out the
recreational offerings.

Source: Robert Lambert

Source: Bendix Woods County Park Master Plan

Source: Kevin Ortiz

;

Additional freight rail and market access will attract new businesses to the IEC and promote a
strong and resilient economy. Creating a rail spur from the proximate railroad lines will provide
additional rail access to the IEC Core Development Area and will allow advanced manufacturers to
efficiently distribute products in and around the region;

;

Ecological assets (e.g., streams, rivers, wetlands) can be incorporated into regional trail systems and
conservation buffers to help restore and preserve natural landscapes while simultaneously providing
access to natural assets. The Niespodziany Ditch runs through the IEC and can help connect trail
systems as well as prevent flooding;

;

An IEC Steering Committee can help ensure the goals and visions of the IEC foster community
cohesion and collaboration;

;

Collaboration with regional partners will ensure that the local, county, and regional entities visions
align with future development. Regional coordination will attract IEC businesses that cater to
regional demand;

;

Improving community branding and gateways with signage can help delineate wayfinding in and
around the IEC and help guide smart logistics transporters to gateway entrances;

;

The conservation buffer is comprised of agricultural and natural land uses and provides a natural
buffer between residential and industrial uses. Adopting a conservation buffer will allow coexistence
of diverse land use types while promoting a healthy and livable community and preserving the
natural environment;

;

The IEC can accommodate new business expansion and maintain a resilient community, that
is independent and self-relient, by expanding and improving local water, sewer, power, and
broadband sources; and

;

A strategy to strengthen competitive advantages is to attract and retain businesses that match
the pre-existing local workforce’s skillset. Over one-third of the New Carlisle workforce works in
manufacturing, construction, and trade (ACS 2017).
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CONCEPT AREA C
Concept Area C located immediately south of Concept Area B and is bounded by Early Road to the north, State
Road 2 to the south, Larrison Drive to the east, and Willow Road to the west, as shown in Figure 4.7. This site
is well-positioned for logistics and warehousing, given its direct access to State Road 2, which is a key eastwest thoroughfare. The site does have wetlands present, including the Niespodziany Ditch and a 12.86-acre
wetland north of State Road 2, which could be incorporated into future site plans as a natural amenity. St. Joseph
County explored potential options for relocating and restoring Niespodziany Ditch if its current location is an
impediment to development within Concept Area C. Concept Area C does not currently have freight rail access,
but several alternatives for providing access to the NS rail line were developed as part of this planning effort. The
site will also benefit from the forthcoming redundant dark fiber broadband network and will have direct access
to the proposed north-south connector. The site is only 1.75 miles from the proposed New Carlisle South Shore
Station.

Figure 4.7. Concept Area C
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Source: South Bend Tribune

Source: SEH
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;

Partnerships between the local community and the regional entities (e.g., Notre Dame, St. Joseph
County) and corporate industries (e.g., I/N Tek, I/N Kote, Navistar) can strengthen relationships in
the region. Strategic partnerships could allow for more corporate sponsorships of local initiatives, as
well as more educational, volunteering, and workforce training opportunities;

;

The County should explore opportunities to integrate agribusiness into the IEC. For example,
testing and deploying autonomous farming equipment;

;

The IEC will work to maintain the convenient proximity and community cohesion between a local
employment center and the residential community;

;

The IEC is home to natural bodies of water and adjacent to flood zones. To provide a more resilient
industrial area, green stormwater infrastructure projects, such as detention ponds, could be built in
and around the IEC;

;

Expanding the existing bike infrastructure to connect to regional parks and greenways will promote
more interconnectivity within New Carlisle and the IEC region (e.g., trail to Lydick Bog, Chain of
Lakes, Mud Lake, and Bendix Woods); and

;

The IEC intends to develop new north-south connectors to interstates I-80 and I-90 as well as
US state roads 20 and 2 to improve regional connectivity and to provide more efficient regional
transportation and connectivity.

CONCEPT AREA D
While located outside of the Core Development Area, Concept Area D located immediately south of Concept
Area C and is bounded by State Road 2 to the north, Navistar Proving Grounds and Gordon Road to the south,
Strawberry Road to the east, and Timothy Road to the west, as shown in Figure 4.78. This site is well-positioned
for logistics and warehousing, given its direct access to State Road 2, which is a key east-west thoroughfare.
The site does have a small wetland and streams present, including the Niespodziany Ditch, which could
be incorporated into future site plans as a natural amenity. The site will also benefit from the forthcoming
redundant dark fiber broadband network and will have direct access to the proposed north-south connector.
The site is only 2.8 miles from the proposed New Carlisle South Shore Station.
This section highlighted some concepts and opportunities, illustrating how the guiding principles can be aligned
to the conceptual development areas. The conceptual site plans support the three target industry sectors and
align with their respective economic development strategies. The following section discusses in more detail
some of the proposed utility improvements that may be needed to support both existing businesses and future
development.

Figure 4.8. Concept Area D
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;

IEC Area Management Plan intends to improve local traffic and safety with new wayfinding signage
and street lighting, as well as improved thoroughfare road and buffered bike facilities;

;

The expansion of transit options will foster a more connected, efficient, and livable community.
The pilot of an autonomous vehicle route from major employment centers throughout the IEC and
the train station could provide alternative first- and last-mile mobility solutions for commuters and
community members alike;

;

The expansion of bike trails and preservation of outdoor parks in and around the IEC will benefit the
local community and regional recreational amenities; and

;

The IEC can reduce flooding by integrating resilient green storm water infrastructure projects in and
around the IEC to capture water runoff.

UTILITY SERVICE
The IEC’s existing utility capacity is a primary
attraction for existing and prospective businesses.
With ample water, power, natural gas, and sewer
capacity, there is utility service readily available
to support new growth within the IEC without
disrupting existing agriculture or other businesses.
To ensure potential new business fits within
the IEC geography without impact to existing
businesses and residents, the Area Management
Plan reviewed potential utility service extension
alternatives. This also assists St. Joseph County
and the Town of New Carlisle in determining the
potential need for future utility infrastructure,
such as water or wastewater treatment facilities.
Below is an overview of some of the potential
improvements that could be implemented should
demand justify the expansion of:
;

Electric and Natural Gas;

;

Water Supply;

;

Wastewater;

;

Fiber; and

;

Stormwater Management.

and leverage existing facilities and resources.

ELECTRIC AND NATURAL GAS
Electric and natural service is expansive and can
provide nearly any prospective user with ready
service. The IEC is serviced by multiple types of
transmission lines voltages including 34.5kV, 69kV,
138kv, 345kV lines. AEP is currently implementing
two projects that will increase the capacity and
reliability of power service in the IEC. In addition to
these electric transmission lines, the IEC is currently
serviced by multiple natural gas and fuel lines. In
addition, there is a robust system of natural gas
that is readily accessible and provided by multiple
providers, including NiSource and Vector. These
services are discussed in more detail in Chapter
3 above. It is sufficient for this Area Management

Again, the guiding principles outlined above
inform the approaches to any improvements of
utility systems. The goal is to minimize impacts
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Figure 4.9. Water Supply: Proposed Service Areas and Distribution Infrastructure

Plan to assume nearly any development type can
obtain access to power within the IEC footprint.

WATER SUPPLY

in Figure 4.9 and the detailed Water Utility
Master Plan is provided in Appendix E.
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New Carlisle and connection of several small existing residential areas to the public water supply. Because
much of these western areas are over the Valparaiso Outwash Apron Aquifer system, a new well field and
WTP drawing from this aquifer is proposed to the west of New Carlisle to serve these areas (Service Area
4).Area
It isManagement
proposed that
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zone to the
The
Plan
North of the CDA and that the Service Area 4 WTP be sized accordingly. In addition, the WTP in this zone

planning effort and for existing and future businesses to anticipate
ample access to sanitary service within the IEC.

STORMWATER MANAGEMENT
Sustainable stormwater management approaches guide this Master
Plan. Water quality pretreatment, native plants, and protective
measures are all anticipated to be implemented to ensure the longterm health of the area and the aquifers serving the community.
Regional and site approaches to stormwater management will be
intermixed to optimize protective measures to area streams and
the aquifer. Potential locations for regional stormwater basins have
been identified and are shown in Figure 4.10. These stormwater
basins are intended to be shared by developments within the same
drainage area. Green stormwater infrastructure (GSI) elements (e.g.,
native vegetation filter strips, roadside bioswales, and constructed
stormwater wetlands) will also be incorporated to the IEC site plan
where appropriate. Employee and community amenities such as
walking trails, benches, and gathering areas can be integrated
into the design of larger GSI features. This will provide additional
recreational, stress-relief, and quality of life benefits for people
working within the IEC.

g le
Gsi

ry, indiana
Gsi ga

ndale, wisconsin

De
GSI

troit, Michigan

Sources: Waylan Cooley; Jason Cooper.
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INTEGRATED TRANSPORTATION
An efficient, safe, and equitable transportation
system will play a critical role in supporting the
economic success of the IEC and livability of the
region. Effectively and efficiently moving goods
and workforce into the area without disruption
to adjacent communities or area businesses is
a primary goal of the transportation approach
for the Master Plan. The transportation network
and framework presented in this Plan are highly
interconnected and designed to utilize existing
corridors, where possible. By using the existing
transportation system to inform the proposed
land use planning process, future infrastructure
investments can be done in support or
encouragement of new development projects.
The transportation improvements discussed in
this section represent an integrated vision that
will allow for an increase in development while
maintaining efficient, safe, and multimodal
mobility throughout the IEC.

2

ROAD NETWORK IMPROVEMENTS
Development within the IEC will include the
implementation of high-priority, multimodal road
improvement projects that connect the area to
local, regional, national, and global transportation
networks, as shown in Figure 4.11.
1

High priority road improvement projects
outlined herein include the following:
North-South Connector. The North-South
Connector is a two-phase project that would
improve north-south connectivity within the
IEC and the broader Planning Area. Phase I
includes a proposed arterial route between
US 20 to SR 2 that will improve traffic flow
within the IEC and reduce truck traffic along
Michigan Street in New Carlisle. Project
components include:
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;

Intersection improvements at Smilax
Road and US 20 and Larrison Boulevard
and SR 2;

;

Rail crossing improvements across NS,
NICTD, CSS rail lines;

3

4

;

Roadway improvements along Smilax
Road and Larrison Boulevard;

;

Acquisition of new right of way;

;

New state designated truck route and
accompanying signage; and

;

Phase II includes a new I-80/90
interchange and arterial connector that
will be triggered if the volume and type
of new development within the IEC
justifies a direct connection to I-80/90.

Edison Road Improvements. Edison Road
will be expanded, as needed, to accommodate
development within the IEC. The Edison Road
Improvement Project should be coordinated
with other utility improvements such as the
expansion of broadband network. Green
stormwater infrastructure, such as native
filtration strips and roadside bioswales should
be considered in conjunction with road
improvements.
Early Road Improvements. Early Road will be
extended to Larrison Road to provide relief for
local traffic. The road may be widened within
the IEC footprint to accommodate logistics
and transportation needs.
State Road 2 Improvements. Key
interchanges will be improved to minimize
through traffic impacts and improve road
safety. This includes likely improvements at
Larrison and other major interchanges. These
areas will also function as attractive gateways
into the area.
IEC Gateway Project. Gateway signage
should be installed at key points near the
boundaries of the IEC. This will help define
the corridor for visitors and create a sense of
arrival. Potential gateway locations are shown
in Figure 4.11. and include locations along
US 20, Early Road, and SR 2. A consistent
branding scheme should be applied to all
gateway and wayfinding signage within the
IEC.
IEC Area Management Plan

Figure 4.11. Road Network Improvements

Note: The numbers do not imply priority of improvements.
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FREIGHT RAIL IMPROVEMENTS
The IEC’s direct access to the NS and CSS rail
lines—and the extensive rail networks that they
connect to—is a key competitive advantage of the
site. The freight rail options highlighted in Figure
4.12 aim to strengthen this competitive advantage
by extending rail access to additional parcels
within the IEC. These proposed improvements
below are potential rail alignment options. Exact
alignments will need to be refined based on
development activity and demand, community
input, and more detailed engineering.
Freight rail improvements include the following:
1

US 20 Rail Bridge Improvements. The St.
Joseph County New Carlisle Railroad Bridge
Replacement and Capacity Enhancement
Project will propose a two-phase project
that will improve safety to both highway and
rail users, enhance reliable service to vital
industry in the region, and increase capacity
on the existing NICTD system east of Chicago.
Phases of this improvement include:
The first phase entails the upgrade of the
CSS bridge over US 20 in New Carlisle to an
industry standard 286,000-pound capacity.

2 West Corridor. The IEC West Corridor Rail
Project will extend freight rail access to more
parcels within the IEC. This project will connect
I/N Tek, Concept Area B and C to the NS main
line. The proposed conservation buffer zone
should be formalized to mitigate potential
noise and visual impacts associated with the
IEC West Corridor Rail.
3 CSS Spur. The CSS Spur Project will enable
rail-served industrial development within
and immediately south of Concept Area A by
constructing rail spurs off the CSS main lines.
4 Edison/Early Area Road Spur. Other
potential rail alignments bisecting parcels
between Edison and Early have been explored.
This would enable rail-served industrial
development within Concept Area B by
constructing a rail spur off the proposed West
Corridor.
5 Filmore Road Spur. The Filmore Road Spur
Project will enable rail-served industrial
development within Concept Area C by
constructing a rail spur off the proposed West
Corridor.

The second phase is constructing rail
infrastructure for a proposed industrial park
owned by CSS at the intersection of US 20
and Smilax Road in New Carlisle.
Multimodal access improvements (e.g., the
expansion of bike and pedestrian facilities
along US 20) should also be implemented
concurrent to the rail bridge improvements.
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Figure 4.12. Freight Rail Improvements

Note: The numbers do not imply priority of improvements.
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BICYCLE AND PEDESTRIAN IMPROVEMENTS
Bicycle and pedestrian facilities will be an
important component of the IEC’s future
transportation system (Figure 4.13). A
transportation system that supports bicycling
and walking can complement other modes of
travel and will provide commuters, residents,
and visitors, an alternative to driving alone. An
expanded bicycle and pedestrian network would
also enhance New Carlisle’s quality of life by
providing economic, environmental, social, and
health benefits by reducing single-occupant
vehicle travel, air quality improves, and users can
lead healthier lifestyles.

2

Bicycle and pedestrian improvements include the
following:
1
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Regional Trails and Greenways. The New
Carlisle area boasts a variety of natural and
cultural assets that contribute to the area’s
high quality of life. Bendix Woods, New
Carlisle’s Historic Downtown, Spicer Lake
Nature Preserve, Lydick Bog Nature Preserve,
and others were identified as key community
assets and natural areas that the County
seeks to preserve, protect, and connect.
These community and natural areas can be
connected through a system of regional
trails and greenways that follow natural and
manmade features. For example, a multiuse
trail along Taylor Ditch could connect Hudson
Lake, New Carlisle, and the IEC to natural
areas to the east. Similarly, a greenway
along Timothy Road or within the proposed
conservation buffer zone could connect
Bendix Woods County Park, New Carlisle, and
Spicer Lake Nature Preserve. These outdoor
recreation amenities would make the IEC a
more desirable place to work.

3

Multiuse Tunnel/Underpass. The Town
of New Carlisle Master Plan and the New
Carlisle Station Feasibility Study recommend
improving north-south pedestrian access
within the Town of New Carlisle by
constructing a multiuse trail and tunnel or
incorporating multimodal improvements into
future improvements to the rail bridges over
US 20 (See Appendix A). These multimodal
access improvements will connect the
northern and southern parts the Town of
New Carlisle and—if coupled with a new
South Shore Line Station—could unlock
potential TOD opportunities in the area. The
aforementioned St. Joseph County New
Carlisle Bridge Replacement and Capacity
Enhancement project will increase the span of
the Chicago South Shore Rail Bridge, allowing
for additional right-of-way for this tunnel.
Integrated Bike and Pedestrian Facilities.
Whether they are used by employees on their
lunch break, bike commuters, or recreational
cyclists, new bike and pedestrian facilities
within and around the IEC will contribute to
the livability of the region, while also making
it more attractive to a younger workforce that
may embrace cycling as an alternative mode
of transportation. These bike and pedestrian,
or “active transportation,” facilities can range
in scale from walking trails around regional
stormwater facilities (e.g., a constructed native
wetland), sidewalks, and sidepaths along
collector routes, and multiuse regional trails.
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Figure 4.13. Bike and Pedestrian Improvements

Note: The numbers do not imply priority of improvements.
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TRANSIT IMPROVEMENTS
Public transit is an integral part of the
transportation system, providing another mode
choice for potential and existing workforce, as well
as area residents. Providing efficient public transit,
as well as future on-demand shuttle service, is an
integral part of the planning approach (Figure
4.14). Some anticipated elements include:
1
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New Carlisle South Shore Line Station.
A proposed new South Shore Line station is
included in the northwest corner of the IEC,
near the northern gateway into the Town of
New Carlisle. The new station would bring
numerous community benefits, including:
;

Improved regional connectivity;

;

New Transit-Oriented Development
(TOD);

;

Increased NICTD ridership;

;

Increased business activity in New
Carlisle; and

;

A sustainable mode of transportation
for area residents, visitors, and
commuters.

2

3

IEC Shuttle. A proposed on-demand shuttle
system could service multiple destinations
within the IEC and New Carlisle. Possible
shuttle destination could include: South
Shore Line Station, New Carlisle’s Historic
Downtown; IEC businesses; Bendix Woods;
and other business and community locations.
The shuttle could operate a fixed-route, ondemand, or hybrid service model.
Connected and Autonomous Vehicle
Testing and Deployment. St. Joseph County
is well-positioned to become a leader in
the connected and autonomous vehicle
(CAV) space. As CAV technologies become
more mainstream, they can be incorporated
into the IEC’s broader mobility system. For
example, the IEC Shuttle could one day be an
autonomous shuttle that provides residents,
visitors, and commuters with seamless
mobility throughout the area.
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Figure 4.14. Transit System Improvements

Note: The numbers do not imply priority of improvements.
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This chapter establishes a vision for a 7,200acre mixed-use area that will put St. Joseph
County and the region on a path towards greater
prosperity, connectivity, and resilience. The vision
is intended to be translated into reality through
a range of strategies that align with the guiding
principles. For example, the proposed northsouth connector, bike and pedestrian network
improvements, freight rail access improvements,
and the New Carlisle South Shore Line station
would all enhance mobility with the IEC.
Strategies such as the conservation buffer zone
and wetland protection would support a thriving
environment. New trails and greenways support
livable and healthy communities. Coordinated
implementation of these strategies would make
the IEC a desirable place for business attraction,
retention, and relocation. They would also enhance
the community, economic, and environmental
strengths that make New Carlisle a desirable place
to live and visit. Collectively, the prioritization of
the development of these assets will contribute
to a strong and prosperous local and regional
economy.
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Chapter 5
Management
Strategy
The Indiana Enterprise Center Area Management Plan is intended to sensibly plan
for the IEC’s future, preventing ad hoc development issues that have occurred in
the past, while also protecting existing, largely agricultural, land uses in perpetuity.
This chapter shifts the focus to the various management strategies available to
achieve the goals laid out here in this Plan. With a particular focus on providing
improved prosperity, connectivity, and resilience, the IEC management strategy
takes into consideration community input and the key steps needed to see this
area managed appropriately and in accordance with guidelines that will mitigate
the impact to adjacent land owners, the community, and the environment.
It is important to note that the goal of this entire document is to provide
management scenarios that respond to possible changes in the landscape. St.
Joseph County is a regulatory entity, not a development entity. And while local
governments often engage and respond to the increasingly complex demands
of economic activity within a community, their primary objective is to ensure
the functionality of area infrastructure, support landowner needs, and regulate
development activity. As such, the goal of this Plan is to provide a responsive
management strategy that allows for various scenarios ranging from significant
development to perpetual agricultural use. This is all a function of how current and
future landowners choose to manage their properties. Owing to past practices,
successes, and failures, the County has established the following management
scenarios, as well as the previous analysis, to anticipate appropriate responses to the
area for most any activity.
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More specifically, this chapter highlights several
elements needed to manage future activity, including:
;

Area Oversight. This section discusses
management scenarios, as well as current
protocols;

;

Development Guidelines. This section
highlights the need for area-specific
guidance, as well as protocols that trigger
response to area demands;

;

Infrastructure Capacity. Infrastructure
improvements require advanced planning,
design and funding. Because of the
timeframes for these improvements, some
forethought is merited and will be discussed
here;

;

Marketing. The opportunity for this area to
have a unique and recognizable brand that
allows for the County and State of Indiana to
promote the area should be considered. This
should include promoting area agricultural
products and producers; and

;

The complexity of the IEC has been outlined in
previous chapters and points to the need for an
agreed upon approach to provide oversight for the
area. To date there has been a blend of planning
efforts, dating back to at least 1972, with more
organic development. This has left a mix of land
uses, infrastructure benefits and challenges, and
limited clarity as to how the area could advance,
should the past trend exhibited by local landowners
of periodically exploring development opportunities
continue. As such, it seems appropriate to outline
and identify preferred oversight approaches, herein.
The approach alternatives are as follows:
;

Organic Development;

;

County Oversight;

;

Development Authority Oversight; and

;

Master Developer.

Funding. Lastly, we discuss briefly funding
options, which includes grants, TIF, and other
resources.

Managing the complexity of the IEC, with all its history
and agricultural importance, and its significant appeal
to various alternative uses including logistics, industry,
and commercial, is a regional challenge, and one
facing many similar regions in the United States. The
increased land values associated with non-agricultural
uses are such that alternative land uses have become
more attractive, particularly as rural populations
continue to migrate to urban centers. These trends
have resulted in large industrial farming practices,
including practices with significant environmental
impacts, supplanting the family farm in many places,
whereas other areas have seen residential, commercial,
and industrial uses. While the importance of
agriculture is central to St. Joseph County, its economy,
and its culture, the on-going interest of other nonagricultural uses, as well as the 50-year history of
industrial development in the area, merit a clear
and concise management strategy as laid out in the
following sections.
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AREA OVERSIGHT

ORGANIC DEVELOPMENT
An Organic Development strategy is one that allows
for development to occur as area landowners
engage with development prospects, often working
with infrastructure providers, such as the railroads,
to optimize land values and future uses. The area
has effectively pursued an organic development
strategy for most of its existence. Area agriculture
has a long history within the IEC but was integrated
with industry since at least the 1960s. In some
cases, the strategy has been met with great success,
while others resulted in complaints and land use
issues. It seems almost certain that the trajectory of
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development interest in the area, combined
with transitions in agricultural practices and
the increased value of industrial and logistics
land, will result in more development. Should
this approach continue, the potential for
increased conflicts with neighbors and the Town
of New Carlisle, missed economic development
opportunities, and less than optimal land
values seem likely. Further, there would likely
be environmental and safety challenges, as this
approach offers limited and ad hoc guidance
that responds to each opportunity in isolation.

COUNTY OVERSIGHT
This approach would include continued
involvement by the County, as much of
the IEC is within the unincorporated areas
of St. Joseph County. This is a variation of
the organic development approach, as the
County has overseen zoning and development
in the area, with the exception of those
developments requiring sanitary and water,
as sanitary is under the City of South Bend
and municipal water is provided by the
Town of New Carlisle. Should this approach
be pursued, a clear consortium should be
identified as the responsible party, allowing
for periodic modifications to this Plan, response
and recommendations for prospective
uses, and management of area incentives
and infrastructure. The Redevelopment
Commission could function in this capacity,
though it may need to adhere to a more
formal understanding of its relationship and
responsibilities relative to the IEC. A separate
committee or commission could also be
formulated to provide oversight. As seen in
this planning process, the challenge with this
approach is largely political. One elected body
may support a development or initiative, while
a subsequent body may oppose it. This creates
confusion and may challenge the ability of area
farmers to manage their assets as opportunities
arise. In any event, providing a more formalized
County oversight role could prove useful.
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DEVELOPMENT AUTHORITY OVERSIGHT
A Development Authority could be established in
accordance with State of Indiana laws that has a
specific purview over the IEC. This could be structured
to be representative of the various entities with interests,
including the Town of New Carlisle, the County, and the
region’s infrastructure providers. In this scenario, an
executive director could be appointed to oversee the
immediate and longer-term needs of the area, and to
report to area elected officials. A specific geography would
need to be defined and organizing documents developed
and codified. Examples of this are the Ports of Indiana, an
entity that has recently initiated efforts to cultivate nonmaritime ports as well as the South Bend Elkhart RDA that
was created to apply for and distribute the $42M Regional
Cities Initiative funding to spur investment. This approach
would allow for various perspectives and uses to be
respected and heard, but it does cede authority to a nonelected body that would have appointed board members.

MASTER DEVELOPER
Engaging a Master Developer would require identifying
a development lead to coordinate and communicate
efforts, though not necessarily provide development
activity. A sophisticated and experienced developer
could work within the guidelines and constraints set
forth herein or within a separate mandated contract,
to support landowners and development prospects,
including supporting existing agribusinesses and farmers
to ensure their needs are being met. Additionally,
the developer can work with existing and prospective
businesses to manage potential conflicts on roads,
rail, and other resource demands. Such an approach
could be adopted for the IEC or for smaller subareas, as
needed.
There is the potential to select one of these approaches
as the dominant framework, or to combine approaches
for given areas to address as concerns and needs arise.
Whatever the preferred approach, it should be clearly
communicated and documented as an early step once
this Plan has been adopted. And, over time, periodic
revisiting of the approach may be needed to ensure it
serves the needs of those most impacted by the area,
including farmers, businesses, and residents.

105

DEVELOPMENT GUIDELINES
Selecting an Area Oversight approach is integrally related to the
need for clear Development Guidelines, no matter the oversight
approach. Such guidelines will provide an agreed upon and
codified framework that is specific to the IEC, respecting the
resources, environment, and area residents. The goal of these
guidelines, which should be integrated into the appropriate
County ordinances for zoning and development, is to establish
as an additional layer of requirements that acknowledge the
concerns of area residents, businesses, and others relayed
throughout this planning process. Some components the
Development Guidelines should include are:
;

Stormwater Management;

;

Environment;

;

Transportation;

;

Land Use; and

;

Economy.

STORMWATER MANAGEMENT
Figure 5.1. Stormwater Management Example

Stormwater management
requirements should be clearly
established to help control nutrients
and sediment runoff into area
streams. A mix of non-agricultural
uses, combined with clear
stormwater controls that includes
stormwater quality requirements,
should help to offset impacts to
area streams by adjacent agricultural
uses, including nutrient loading
most often associated with farming.
A stormwater management example
is provided in Figure 5.1.

ENVIRONMENT
Environmental concerns are
considerable due to the legacy of
industrial practices in other parts
of the country. And while many of
these practices have been mitigated
through improved technology and
regulatory oversight, there remains
the potential for impacts depending
on the use. Again, because of
the environmental challenges of
modern farming practices, including
degraded air quality, chemical
use, and nutrient loading of
streams, some alternative uses may
advance improvements to the local
environment. In any event, some
protections to be considered within
the guidelines include the following:
;

Aquifer Protection.
Protecting the valuable
and abundant aquifers is
a particular interest and
should be embedded in any
requirements for the IEC;

Source: Cheadle Center for Biodiversity & Ecological Restoration
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;

;

;

Dark Skies.
A recent trend and area concern is
light pollution. There are acceptable
and useful dark skies policies that
can be implemented and codified
for the IEC;
Sustainable Energy.
Integrating and encouraging
sustainable energy in the area,
wherever possible, should be
documented. While wind turbines
have been met with mixed
responses in other regions, solar
on rooftops should be encouraged
wherever possible. For fleet vehicles
electric cars could be mandated, as
well; and
Native Landscaping.
The benefits of native landscaping
are considerable and can help to
absorb air pollutants given off by
agricultural and industrial practices
elsewhere. As a complement to the
more shallow-rooted corn and soy
grown in the area, native plants can
penetrate deep into the ground,
enhancing area flora and fauna, as
well as increasing bird and insect
populations.

TRANSPORTATION
Transportation components of the area
are a strategic value, but also something
that needs to be clearly established.
Trucking routes should be determined
to mitigate area impacts, public transit
should be acknowledged and encouraged,
and parking must be controlled to limit
development beyond what is necessary
and to encourage large buffers, where
possible. Additionally, preserving
easements and rights-of-way for trails
and other non-motorized access can be
embedded in IEC guidelines.
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LAND USE
One of the most important requirements for development
guidelines should be land uses and zoning requirements.
Increased setbacks will allow for the introduction of water
quality and native plant zones, as well as trail corridors.
Providing a mix of land use types will allow for continued
farming in the area, while also allowing for development
prospects to coexist with minimal conflict. Lastly,
managing land uses will also help to direct infrastructure
improvements, thereby minimizing costs of construction
and management for increased infrastructure needs.

ECONOMY
Finally, considering economic factors, including tax
revenue and management, job creation, local workforce
development and vocational skills development
programs, and ancillary benefits should be a high
priority. While this may be hard to integrate into specific
adoptable guidance, encouragement of these practices
will promote local hiring and increased revenues for the
region. Serious consideration and integration of economic
advantages to the area should be encouraged, however
possible, within the development guidelines.
To be sure, other factors may be integrated into the
Development Guidelines. The above acknowledges
many of the comments and concerns of area residents
and represent considerations that most developments
have begun to recognize as important to their staff, the
community, and customers. Drafting and codifying these
guidelines will help to provide direction to the County
which recognizes that the area is unique and that various
interests can be included and protected.
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INFRASTRUCTURE CAPACITY
Infrastructure improvements and maintenance often
takes considerable capital, as well as forethought.
Something as minor as road resurfacing can be
done in relatively short order, but lane additions,
signalization, establishing trucking routes, and other
infrastructure needs are often expensive, require
significant oversight and review, and, most often,
incorporate some level of state or federal funding.
This Plan attempts to anticipate some of these needs
for a variety of scenarios, ranging from the “do
nothing” scenario, wherein the roads, sewers, and
water remain as is; to a more complete development
scenario, wherein various farmers optimize land
values through development opportunities that
require extension of utilities and road improvements.
There are some immediate and longer-term
considerations to consider relative to infrastructure
as a result of the extremely thorough analysis of
all relevant infrastructure completed by the Project
Team. Some components of Infrastructure Capacity
that should be considered are:
;

Transportation;

;

Utilities; and

;

Stormwater Management.

TRANSPORTATION
Transportation proposals are outlined in more
detail under Chapter 4 of this Plan. Some key
considerations are:
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;

Truck routing should be managed to avoid
downtown New Carlisle as much as possible;

;

State and federal fund allocations require
significant advance planning and additional
protocols that may take as much as five
years from concept to reality;

;

A transportation improvement plan for the
IEC should be established for 5-, 10-, and 15year increments; and

;

Rail access corridors should be preserved to
allow for access to interested landowners.

UTILITIES
Utility improvements are complicated within the
IEC area by the ownership of the water (Town of
New Carlisle) and sanitary (City of South Bend). As
such, the preferred approach would be to allocate
capacity of each in a manner that allows for
streamlined use and permitting, as needed.

STORMWATER MANAGEMENT.
Consolidating stormwater management into
regional detention areas allows for minimization of
land use, optimization of stormwater infrastructure
costs, and shared maintenance requirements.
In some cases, drainage requirements and
ordinances may require modification to allow for
this practice.
At a minimum, a long-term infrastructure
improvement plan should be in place for the
IEC. The variable uses, especially the extensive
use of agriculture in the vicinity of existing
heavy trucking and rail, encourages significant
opportunities for conflict. Establishing a longterm plan will allow for appropriate budgeting,
safety improvements, and planning for larger
projects as the area continues to evolve. The
Plan should address transportation, utilities, and
stormwater management, collecting input from
multiple stakeholder groups, most especially
the farming community and the Town of New
Carlisle.
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MARKETING
St. Joseph County previously commissioned the
development of a marketing strategy for the IEC
in 2019. The Indiana Enterprise Center Marketing
Strategy was completed with the direction and
assistance of the Indiana Enterprise Center
Executive Committee, which consisted of the St.
Joseph County Department of Infrastructure,
Planning and Growth; the Town of New Carlisle;
Indiana Michigan Power; and the South Bend
regional Chamber of Commerce. The project was
supported by the St. Joseph County Redevelopment
Commission and the County Commissioner.

BRANDING
These marketing efforts included the
development of the branded name of the Indiana
Enterprise Center (IEC) and the development
of a logo, as shown in Figure 5.2. Additionally,
the area was promoted as the IEC Ecosystem, as
shown in Figure 5.3 which helped establish and
prioritize key opportunities for development that
were identified previously in Chapter 4.
Figure 5.2. IEC Logo

This marketing strategy provided an analysis of the
IEC’s current market position. The report identified
five key approaches that could be utilized by the
County to promote the marketability of its assets.
1. Analysis of Existing Marketable Assets. An
overview of the site attributes and current
marketing efforts.
2. Identification of Marketing Objectives.
Defined objectives that will drive the
various marketing strategies.

;

Website and Promotional Materials.
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These key approaches point to some of the
marketing St. Joseph County is already advancing
or planning to act upon. These marketing strategies
include the following:
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5. Delivery of an Implementable Action Plan.
A plan for prioritizing and executing the
recommended marketing strategies.
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4. Establishment of a Brand and Identity.
How the IEC will be perceived and
the components that makeup those
perceptions.

Figure 5.3. IEC Ecosystem

CE

3. Development of Marketing Strategies.
A description of target audiences, key
messaging and marketing channels that
will be integrated to achieve marketing
objectives.
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As stated in the introduction of this
document, the IEC Marketing Strategy was
created with the intent to establish the
IEC as an advanced manufacturing, smart
logistics, and agribusiness economic driver
that connects local, national, and global
markets. It seeks to create the identity, or
perception, as to what the IEC is and will be.
This overarching objective is the center of
the branding of the IEC. The IEC marketing
objectives will be realized through specific
strategies that engage, inform, build
support, and create excitement among the
various targeted audiences.
Objective #1: Build awareness. Establish
the IEC as a collection of interconnected
business platforms.
Objective #2: Business Retention. Retain
and promote the growth and expansion
of existing businesses in the Greater South
Bend Region.
Objective #3: Business Attraction. Attract
new business to the IEC to create new jobs,
revenue, and economic opportunities for
the Greater South Bend Region.
Objective #4: Promote. Promote the IEC’s
optimal logistics location and expansive
reach to major Midwest and East Coast
markets in comparison to other industrial
and logistics centers.
Objective #5: Sell. Generate leads from
developers, site selectors, and corporate
real estate executives both national and
international.
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WEBSITE AND PROMOTIONAL MATERIALS
The marketing strategy resulted in several additional
items that will facilitate greater brand awareness and
increased investment in the IEC. Promotional materials,
such as cut sheets shown in Figure 5.4, were developed
for St. Joseph County to help market the IEC from a
site selection perspective and have been distributed to
prospective developers at conferences throughout the
country.
Additionally, St. Joseph County plans to launch a website
for the IEC. This IEC specific website is intended to
provide a summary of the key attributes of the area as
well as real-time information from a commercial real
estate perspective regarding development opportunities
that are currently being offered. The website will offer
the following key attributes that are relevant to site
selectors, commercial realtors, developers, and executives
interested in potentially relocating to the IEC:
;

Map of the IEC and relevant assets;

;

Downloadable PDFs that summarizing target
industries;

;

Community and workforce summary data;

;

Infrastructure highlights;

;

Economic incentives;

;

Aerial video footage of the IEC;

;

Web tracking metrics;

;

Planning process;

;

Interactive map showing available properties; and

;

Contact information.

Through these marketing efforts, the County will have a
prime opportunity to supplement the planning efforts
associated with this Area Management Plan with a
marketing and branding strategy that allows local,
national, and international audiences to understand the
many benefits and attributes of the IEC.
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Figure 5.4. IEC Marketing Cut Sheet

INDIANA ENTERPRISE CENTER
ST. JOSEPH COUNTY, INDIANA

The Indiana Enterprise Center (IEC), comprised of more than 7,200
acres, brings the 21st century economy to the heart of the Midwest.
Centrally located between the Midwest’s five largest cities (Chicago,
Detroit, Indianapolis, St. Louis, Minneapolis), the IEC is a hub
connecting global, national, regional and local markets.

TEN REASONS TO DEVELOP IN THE IEC
1. 7,200+ acres master planned for various
enterprise land uses

BUILD YOUR ENTERPRISE
AT THE IEC

2. Direct access to Norfolk Southern (NS), Canadian
National, CSXT and South Shore Freight

3. Proximity to Interstate 80/90 (Toll Road), SR 2 and

Detroit

US 31, and future connection to Interstate 94

4. Integration with new logistics facilities at the

chicago

South Bend International Airport (SBN)

5. Access to utilize the Port of Indiana at Burns

Columbus

Harbor, less than 50 miles from the IEC

6. Access to 3M+ people (90 minutes), 43M+ people

Indianapolis

(5 hours), and 118M+ people (1-day drive)

7. Access to a large, talented workforce and

established education and workforce programs

8. Nationally-competitive tax rates and businessenvironment

9. Full suite of economic development incentives
available

10. Custom, built-to-suit arrangement
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DISTANCE TO MAJOR CITIES
●
●
●
●

Chicago, IL

78 Miles

Indianapolis, IN

163 Miles

Detroit, MI

217 Miles

Columbus, OH

266 Miles
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FUNDING
The Indiana Enterprise Center Area Management
Plan will require infrastructure investments
to support business attraction, retention, and
expansion; provide increased capacity for
utilities; and make site improvements to support
development throughout the area. The County
can leverage their initial funding for these
improvements with other local, regional, state,
and federal funding sources through grants and
strategic partnerships.
Additionally, the County may build upon previous
federal and state funding initiatives with local
partners, including the regional MPO, MACOG.
The 2020-2024 Comprehensive Economic
Development Strategy (CEDS) adopted by the
MACOG Policy Board in January 2020, identifies
several key infrastructure improvements and
business retention and expansion strategies
that align with the priorities of the County.
Furthermore, alignment with the priorities of
existing CEDS is a key advantage for many funding
opportunities from the Economic Development
Administration (EDA).
The provided funding strategies are aimed
at funding a variety of capital improvements,
including: site preparation and improvements;
additional rail spurs that connect to industrial
sites; water, wastewater, utility, and broadband
extensions; added capacity for utilities; and
extensions of the existing roadway networks to
the proposed development areas around the IEC.
Potential funding sources are organized by the
following:
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;

Local and Regional;

;

State; and

;

Federal.

LOCAL AND REGIONAL
At the local level, the New Carlisle Economic
Development Area (NCEDA) is a Tax Increment
Finance (TIF) District that provides additional
incentives to promote development in the area
(Figure 5.5). The following provides a summary of
TIF and other local funding opportunities to attract
investment to the IEC.
Tax Increment Financing (TIF). TIF can be used
to fund City and County infrastructures projects
around the IEC, to pay off bonds, or to provide a
local match for state and federal projects.
Local Road and Street Account. These funds
can be used for engineering, construction, or
reconstruction projects for roads in and around
the IEC. This funding source is utilized by both City
and County governments.
Revenue Bonds. These bonds are issued by
the cities and counties primarily for water, solid
waste, sanitary sewer, and stormwater collection,
treatment, and distribution.
General Obligation Bonds. This is a municipal
bond that can be used to pay for community
improvements such as roads, parks, equipment,
and bridges. The County can partner with the Town
of New Carlisle for road improvements using these
bonds.
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Figure 5.5. New Carlisle Economic Development Area

Management Strategy

113

STATE

FEDERAL

Motor Vehicle Highway Account
(MVHA). The state level oversees
collection of these motor fuel and fuel
use taxes for street and highway funding.
They distribute this funding to local
governments like MACOG. The County
can work with MACOG to help allocate
some of these funds for construction and
maintenance of roads in and around the
IEC.

United States Department of Agriculture (USDA) Water
and Waste Disposal Loan and Grant Program. This
program provides funding for clean and reliable drinking
water systems, sanitary sewage disposal, sanitary solid
waste disposal, and storm water drainage to households
and businesses in eligible rural areas. Funds may be used
to finance the acquisition, construction, or improvement of:
drinking water sourcing; treatment, storage, and distribution;
sewer collection, transmission, treatment, and disposal;
solid waste collection and disposal; and storm water
collection, transmission, and disposal. These funds may also
be used for some the following services based on specific
requirements provided by USDA: legal and engineering
fees; land acquisition, water and land rights; permits and
equipment; and start-up operations and maintenance.

Industrial Rail Service Fund (IRSF).
This funding can be used for rail track
infrastructure improvements to maintain
freight flows and increase for new or
existing businesses on Class I railroads.
INDOT receives approximately $2.6 million
per year with individual grant allocations
not exceeding 75% of the project cost or
$300,000 per project.
Build Indiana Fund (BIF). These funds
are distributed from gaming and casino
revenues and can be used towards capital
projects, such as transportation and rail
that support St. Joseph County’s freight
networks.
Indiana Economic Development
Corporation (IEDC) – Industrial
Development Grant Fund. This IEDC
grant opportunity can fund infrastructure
improvement projects such as the
construction of sanitary sewer, water,
roads, rail spurs, and fiber-optic
infrastructure in and around the IEC.
State Communities Matching Grant
(CCMG). As a match for local government
infrastructure projects, this funding
can help spur economic development
and improve transportation networks.
Additionally, St. Joseph County projects
can have up to a 50/50 state and local
match.

Economic Development Administration (EDA)
Broadband Grant. In March 2019, the County received
this grant to support the development of a broadband
loop in the western portion of the County.
EDA Economic Adjustment Assistance (EAA) Grant.
Under the CARES Act passed by Congress in March 2020,
the EDA has expanded this program to include $1.5 billion
in grant opportunities, which is over four times the entire
fiscal year 2020 appropriations for the EDA.
United States Environmental Protection Agency
(USEPA) Brownfields Planning and USEPA
Environmental Site Assessment Grant. This USEPA grant
provides funds and technical assistance to communities,
states, tribes and others to assess, safely clean up, and
sustainably reuse contaminated properties.
BUILD Grants. This is a rural surface transportation
infrastructure improvement grant provided by the Federal
Transit Administration. There is special emphasis given
to projects that provide “improved access to reliable,
safe, and affordable transportation for communities in
rural areas, such as projects that improve infrastructure
condition, address public health and safety, promote
regional connectivity or facilitate economic growth or
competitiveness.”12 This fiscal year (FY2020) saw $1 billion
to be allocated to projects. This grant opportunity could
help improve interconnectivity in and around the IEC.

Department of Transportation, Office of the Secretary of Transportation. Notice of Funding Opportunity for the Department of Transportation’s
National.” n.d. Accessed July 21, 2019. https://www.transportation.gov/sites/dot.gov/files/2020-02/BUILD%202020%20NOFO_0.pdf.
12
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Capital Investment Grants (CIG) Program.
The Federal Transit Administration appropriates
roughly $2.3 billion annually in capital
improvement funding. The County can apply for
this grant that allows for investments in heavy,
commuter, and light rail. Indiana has over $694
million in the pipeline for CIG program funded rail
projects. More specifically, the proposed FY 2021
shows $172.96 million allocated for the NICTD
double track from Gary to Michigan City, Indiana.
Consolidated Rail Infrastructure and Safety
Improvements (CRISI). The Federal Railroad
Administration provides this grant program that
can be used to expand railroad freight capacity. In
2019, $2.8 million of this program was awarded to
the Chicago South Shore and South Bend Railroad
to upgrade 7.5 miles of track.

This chapter outlines several of the primary
management elements to be considered if
development prospects continue to express
interest in the area and if area landowners
continue to show interest working with those
prospects. Establishing a clear oversight strategy,
particularly if the scale and variety of activities
continues to develop, will help to allow existing
agribusinesses to function with minimal disruption,
while also ensuring infrastructure is managed
appropriately. Having concise development
guidelines will further ensure that environmental
and local cultural factors are considered and
respected. Lastly, anticipating funding needs
will help to leverage existing funding with grant
resources, which can often take a year or more to
obtain and implement. All of this is intended to
provide a resource should development interest

Railroad Rehabilitation and Improvement
Financing (RRIF). RRIF funding maybe used for
the addition of new railroad facilities, reimburse
planning and design expense related to railroad
construction or acquisition, improvements,
or rehabilitation of rail facilities, or the actual
construction of the new railroad. This funding
could be utilized to develop rail spurs that will
better service the industrial areas and businesses
requiring rail access throughout the IEC.

Management Strategy
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Chapter 6
CONCLUSION

The IEC has been steadily expanding in St. Joseph County, Indiana over the last
40 years thanks to the area’s access to major Midwest and East Coast markets,
extensive transportation and logistics advantages, robust regional workforce,
and other competitive advantages. Recognizing the need for a shared vision
and thought-out plan for the 7,200-acre site, St. Joseph County launched an
ambitious effort to develop this Indiana Enterprise Center Area Management
Plan. The Indiana Enterprise Center Area Management Plan details a vision
and plan that seeks to put St. Joseph County and the region on a path towards
greater economic prosperity, regional connectivity, and community resilience.
The vision, guiding principles, and recommendations included in this Plan
integrate local character, market demand, and area conditions to optimize
opportunities, address challenges, and ensure the area remains a safe and
prosperous segment of the local economy for generations to come.
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The goal of the IEC planning process has been to
develop a forward-looking area management plan
that positions the County and other stakeholders to
realize the IEC’s full economic development potential
in a way that also promotes a range of community
and environmental benefits. The planning process
began with a detailed analysis of the IEC’s existing
land use, transportation, utility, and environmental
conditions. Concurrent to existing conditions analysis,
the project team engaged area residents, farmers,
business representatives, elected officials, and other
local and regional stakeholders in a variety of public
outreach activities. This existing conditions analysis
and community input informed this Plan’s guiding
principles, which consists of the following:
1. Strong Economy;
2. Enhanced Mobility;

The Area Management Plan illustrates how
these guiding principles can be activated
through a variety of strategies that promote
three target industries, namely, Smart
Logistics, Agribusiness, and Advanced
Manufacturing. To build upon and enhance
these sectors, this Plan proposes expanding
freight rail access, implementing multimodal
transportation improvements; leveraging
existing utility networks and strategically
expanding utility capacities; connecting the
region’s natural areas through greenways and
trails; and preserving agricultural lands. To
provide the County with additional guidance,
these strategies were illustrated as conceptual
development areas and translated into specific
projects, policies, and programs.

3. Thriving Environment;
4. Community Resilience;
5. Livable and Healthy Communities; and
6. Coordination and Collaboration.
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Successful management of this Plan will result in
increased diversification of the local and regional
economy, strengthening the County’s competitive
advantages, creating new and higher paying job
opportunities, increasing household incomes, and
expanding the tax base for the St. Joseph County
and the New Carlisle communities. Additionally,
the Plan preserves agricultural land, connects
public parks and trails, and creates a sustainable
industrial facility for the 21st Century economy.
The Indiana Enterprise Center Area Management
Plan serves to ensure safety of the area’s assets,
while allowing for economic growth to advance as
opportunities and interest continue to arise.
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APPENDIX A. PLAN INVENTORY
The following planning documents were reviewed to inform this planning document.
;

Town of New Carlisle Master Plan (in progress);

;

South Bend International Airport Logistics Park Master Plan (in progress);

;

MACGO Complete Streets Policy (2019);

;

MACOG Michiana on the Move: 2045 Transportation Plan (2019);

;

Indiana Enterprise Center Economic Opportunities Analysis (2019)

;

Indiana Enterprise Center Marketing Strategy (2019);

;

New Carlisle Station Feasibility Study for NICTD (2019);

;

South Bend - Elkhart Regional Partnership “Tides of Change” Report (2018);

;

St. Joseph County Rail Opportunity Plan (2017);

;

Indiana Agritourism Strategy (2017);

;

MACOG Active Transportation Study (2016);

;

A Plan for Prosperity, Growth and Inclusion: Version 1.0 (2016);

;

MACOG Comprehensive Economic Development Strategy (2015-2019);

;

Multi-Hazard Mitigation Plan for St. Joseph County (2010);

;

MACOG Truck Inventory Report (2007);

;

MACOG Freight Study (2004);

;

Comprehensive Plan for South Bend and St. Joseph County, Indiana (2002); and

;

Proposed New Carlisle Industrial Park (1972).

APPENDIX B. 2018 OSAA QUESTION RESPONSE
County of St. Joseph

MEMBERS

227 W. Jefferson Blvd.
South Bend, Indiana 46601

ANDREW T. KOSTIELNEY
President
DEBORAH A. FLEMING, D.M.D.
Vice-President
DAVE THOMAS
Member

BOARD OF COMMISSIONERS
574-235-9534 Fax 574-235-7849
William S. Schalliol, Esq.
Executive Director of Economic Development

The following is a list of questions from the June 21, 2018 Indiana Enterprise Center (IEC) Town Hall Meeting at the
New Carlisle Public Library. The meeting consisted of a presentation by St. Joseph County and the Indiana
Enterprise Center consultant team. These questions were documented during the presentation, after the
presentation during the 45-minute Q&A session, and after the Q&A session during various breakout sessions
(environmental, water, sanitary, land-use, transportation and general concerns).
Questions recorded during presentation:
1 - There have been rumors that I/N Tek I/N Kote may potentially relocate away from the community.
St. Joseph County has regular conversations with ArcelorMittal representatives. We do not understand that to be
the case.
2 - During one of the previous community meetings, staff mentioned that the area between Smilax Road and
Walnut was a property acquisition area.
This question refers to past questions raised at public meetings held in 2016 and 2017 relative to a proposed utility
project planned for the proposed industrial service area north of the rail lines that would provide sanitary service for
the St. Joseph Energy Center and also expand utility capacity (water, sanitary sewer, conduit for fiber optics) for a
geography of about 1500 acres that could be opened up for utility-served development (residential, commercial or
industrial) along that corridor. The utility extension project was completed in 2017.
At the present time, the properties (north or south) of US 20 between Walnut Road and Smilax Road are not on the
acquisition list contained within the New Carlisle Economic Development Area Plan nor are they targeted for
acquisition by St. Joseph County. This properties might be privately acquired to aggregate as part of larger
development sites in the future, but at this time there is no plan for public acquisition of any properties. Depending
on future utility or infrastructure expansions, there does exist the potential for public acquisition but only for public
purposes.
Each designated Economic Development Area (EDA) requires identifying a “property acquisition list.” The existing
EDA has a list and it is attached for clarification and information. Adding properties to the list requires public action
through the Redevelopment Commission, Area Plan Commission, County Council, and the Board of Commissioners.
3 - There have been development concerns related to the County taking control. Why can't we vote on it?
The County is a representative government that subscribes to state statutes for its structure and guidance. Our
function is to serve the people of the County and to regulate commerce and development in accordance with the
law. St. Joseph County cannot take control of private property, municipalities, or other jurisdictions. In some
instances, there are mechanisms for acquisition to support public interests, but only if fair market value is provided
in exchange.

4 - None of the farmers are in favor of industrial development for this area. 3rd generation to 7th generation
farmers live in this area. Why not talk to us farmers before you make these decisions?
The team certainly encourages and appreciates feedback from our community partners. We can invite a
representative of the farming community to join the Steering Committee and actively participate in the planning
process. Team members have had and will continue to have individual discussions with the farming community
directly operating in the core central development area (between SR 2 and US 20) as this is the primary focus area
for new development over the next 10 years.
5 - Why would anyone want to build industrial in this area since there is such a high-water table. The area is
swamp land and would be very expensive to build on.
Various site certification processes evaluate many criteria, including existing soil types, groundwater, among other
parameters. This information is used to determine site suitability. Preliminary information indicates several suitable
areas for various land use developments within the geography, while other areas may encounter groundwater
concerns. Further due diligence, currently underway, will help to define areas compromised by high groundwater.
6 - Would it be possible to transfer these meetings from the County-City Building to New Carlisle so it’s easier to
attend? Who do we talk to regarding location of these meetings?
St. Joseph County is amenable to hosting additional town hall and steering committee meetings related to this
project within the Town of New Carlisle. It is important to note that the RDC operates Countywide, which means
interests through the County are conducted at those meetings. Therefore, the County-City Building is centrallylocated. Periodic field meetings within County communities may be held and will be considered in the future.
Questions after presentation:
7 - Can you talk about the tax collection process, TIF process, and how New Carlisle operates this?
We appreciate this question, as many of the tools and rules guiding community management can be confusing and
are often unfamiliar. It is worth noting the collection of TIF does not directly impact any residential uses. At this
time, New Carlisle does not have a Redevelopment Authority and as the designation of the original EDA occurred
prior to annexation, the County retains authority of the EDA.
Tax Increment Financing (TIF) is a mechanism outlined through State Statute that establishes a revenue stream
specific to economic development and purposes benefiting and/or related thereto. TIF only applies to nonresidential and non-agricultural properties. The County Redevelopment Commission is the authority Board
responsible for EDA and TIF oversight once established. Establishing an EDA again requires action from the
Redevelopment Commission, Area Plan Commission, County Council and the Board of Commissioners. The
established EDA identifies properties that are “flagged” as TIF generating properties. As these properties develop or
expand the value of taxes generated above the pre-improvement tax value is what is eligible as TIF and eligible to be
used for TIF related purposes.
8 - Who is on the TIF board? The airport had $300k+ for a study on SBN. Who is making these decisions?
The St. Joseph County Redevelopment Commission consists of five (5) voting members and one (1) non-voting area
school board representative. The Board of Commissioners and County Council appoint the members annually.
Current members are Larry Beehler, Velvet Canada, Jessica Clark, Steve Infalt, Dennis Jordan, and Pete Mullen. The
2

Commission approves TIF spending within each EDA.
9 - The map in the newspaper showed a spur line stopping around Edison. Why isn't that listed in the maps you
are currently showing?
Evaluating rail spur extension for rail served sites within the EDA has been on-going for a few years. Preliminary
studies helped identify potential rail spur locations. This planning effort is continuing the analysis and
recommendations for rail opportunities. Attached is a preliminary routing for rail spur access and preliminary
planning that will continue to be refined and evaluated as part of this process.

10 - Once the Toyota business park failed, what happened to the plans to move/relocate the ditch?
Development of the IEC began prior to the Toyota site selection process and was not predicated on the Toyota
opportunity. However, the Toyota interest represents the type of real opportunities the IEC has the potential to
accommodate with strategic planning, community support and community leadership. The Niespodziany Ditch
relocation is a project continuing to move forward, subject to permitting and land acquisition.
11 - Where does the TIF revenue come from?
Refer to Question 7.
12 - One of the newspaper articles stated that there would be a large tax abatement to attract development to
this area. What will that look like?
Tax abatement is an available incentive tool to help attract and retain businesses within our community. Incentives
are considered and negotiated on a case by case basis. The County Council approves incentive packages.
13 - What is your plan for Snowberry and Strawberry?
The plan is to develop and improve infrastructure (roads) on both of those corridors. This would help to address
safety concerns at the Larrison Road intersection.
14 - Can you speak more about eminent domain?
Eminent Domain is an available end result of the land acquisition process and utilized if the County and a property
owner are unable to come to an agreement on the fair market value of an acquisition. The overall land acquisition
process consists of independent land appraisals, review appraisals and negotiation between the property owner and
the County prior to considering or initiating eminent domain. If both parties are unable to reach a mutually
accepted agreement, then condemnation proceedings begin where the Court then appoints appraisers and
establishes a value for the area to be acquired.
15 - Will the entire purple industrial area identified on the map be developed as industrial? That's a very large
area. Who will develop that much industrial area?
3

The various shaded areas offer indications of the intensity of focus for each area. Not all of this land is anticipated to
be industrial in nature. Much of it may remain for farming use, some of it may be recreational, and other uses may
occur. Each recommended land use contains a variety of the type of uses that are acceptable based on the
recommendation. For example, turf farming is an industrial use. The definition of industry is more broadly defined
than the perceived expectation. Future maps will indicate that this area is a primary focus of the master plan. The
master plan and upcoming comprehensive planning efforts will build a definition for industry and illustrate types of
uses.
16 - My property is between Route 2 and Route 20. Will my property taxes go up?
Property tax rate is independent of this planning effort and is subject to Elected Official consideration and
deliberation. Refer to Question 7. For more information.
17 - How did you decide on the 22,000-acre study area?
The general public, regional planning authorities, professional guidance, community stakeholders, and community
leaders provided input on the overall planning area.
18 - Is there a chance to rezone this or is the study you showed us final?
This is the infancy of this planning effort. As presented, information discussed is preliminary. The goal is to develop
a “final” report that will ultimately be a living, working document to help guide development over the next 20-40
years within this part of our region. Re-visiting the plan every five (5) years or so will be highly encouraged and
prioritized to promote consistency and flexibility with actual conditions and ever-changing environment.
19 - Infrastructure development is going to a big change for the community. No one wants a lot of stoplights and
congestion like Chicago. What is the plan for attracting financing for infrastructure and what is the plan for trucks
and transportation infrastructure improvements? How are you going to get the funding to create this type of
development?
The County is evaluating various local, state and federal funding sources and opportunities in addition to using the
TIF increment created in the Economic Development Area to pay for the necessary infrastructure improvements
needed to support the area. The County is presently applying for an Economic Development Administration grant to
assist in the development of a 24-mile redundant fiber optic network and is applying for a BUILD grant to assist with
infrastructure planning for the corridor.
20 - How are you financing this infrastructure? Nobody wants to have higher taxes.
TIF is the primary financing tool, as well as available local, state and federal grant and loan programs. Refer to
Question #19.
21 - What are the plans for the water/sewage/sanitary near Saugany Lake, Hudson Lake, and LaPorte County?
The planning area includes parts of Saugany Lake, Hudson Lake and LaPorte County for the express purpose of
determining needs for adjacent areas and if our project area could more readily supply those areas with utilities
4

than LaPorte City or LaPorte County.
22 - Out of the 22,000 acres, how many residential homes would have to be given up or change hands?
This is a planning effort that cannot obligate anyone to sell their home. It is intended to provide a framework in the
event existing land owners wish to dispose of their land for other uses in the future.
23 - If the Toyota plant didn't want to invest here, why would anybody else want to relocate here?
This EDA has prime assets for attracting development – community, work ethic, redundant access to utilities, rail,
and transportation, etc. There has been consistent interest in this area for more than thirty years.

24 - When the fire department was built, why did it take money from the library and schools?
St. Joseph County has been involved in the Town of New Carlisle Fire Department discussions. We are unaware of
any library and school funds being shifted to the Fire Department.
25 - How is there homestead agriculture right next to industrial? What does the industrial zoning refer to exactly?
What if we don't want this type of development?
The Homestead Agriculture designation is a combination of existing agricultural and residential land uses that
proposes greater residential and commercial regional nodes. The final plan will illustrate that the intensity of uses
closer to this zoning is diminished and larger industrial uses will remain clustered as far from residential areas as
possible.
26 - Why aren't we talking about commercial and restaurants? We want a Kohl's and a Cracker Barrel.
Commercial and retail development is largely a function of population density and transportation access. In a rural
area, such development is unlikely to be supported by the lower population. Further, no entity can dictate the
specific businesses to locate within an area. It is also worth considering that the retail industry is in a period of
significant flux, leaving large stores vacant throughout the country. This project does accommodate some
commercial and retail space, but the objective is to target more resilient and durable business uses.
27 - We are hearing about a lot of industrial. Why aren't we protecting more open lands and creating more
recreational space?
The IEC planning effort includes consideration and incorporation of open land and recreational space as part of the
effort. Feel free to contact Chuck Lehman at Lehman & Lehman with any suggestions on specific recreational
opportunities of interest.
28 - The name Indiana Enterprise Center is a new name. It's different than the previous name. Does this mean
that a refinery is planned?
IEC is the first official marketing name for the EDA. Creating an identity for the EDA is part of this planning effort
5

and references to previous area identifiers are purely administrative purposes.
29 - What can we expect in terms of air quality?
Any business, commercial or industrial, that will locate within the IEC will be required to meet all applicable air
quality and emission standards required by local, state and federal regulating agencies. We will work to promote
ride share and carpooling, where possible. Further, we are working to better connect this area to public
transportation, which will further reduce automobile emissions.
30 - Most of us want to keep the country elements and we do not want industrial or high taxes. 70% of Hudson
Lake doesn’t want a sewer system.
St. Joseph County cannot obligate adjacent counties to connect to a sewer system. We are simply integrating these
areas in conceptual models in the event LaPorte County wishes these areas to have infrastructure access. Other,
more localized, alternatives are also being considered.
31 - Can you clarify the site acquisition plan? How will site acquisition take place.
For the Redevelopment Commission to acquire property, it first must be on the acquisition list for the Economic
Development Area. Once on the list, the County hires two independent appraisers to appraise the property. An
offer is sent, and the land owner can accept, reject or counter the offer. The timeline of this process varies.
32 - The previous land use plan was focused on agricultural uses. Why aren't we staying true to that
Comprehensive Plan? Why are we changing everything with this plan?
The Comprehensive Plan does address the IEC area (pages 2-6).

33 - Why is private development driving our community's land use plan?
The County has been working to develop a large-format industrial park in New Carlisle at the site of the IEC for
nearly 30 years. This present effort is being done to better coordinate private development efforts and incorporate
community comments and concerns.
34 - We should have a conference to explain and describe the role of TIF?
We agree that TIF, zoning, and other planning and economic development tools can feel very foreign and are
difficult to understand when not dealing with them regularly. The team is considering topics for other public events.
Feel free to contact Bill Schalliol at bschalliol@sjcindiana.com to suggest venues and/or topics for discussion that
interest the public.
35 - Will land use laws change so that I won't be able to pass on my land to my kids so that they can divide it up
and create their own homes? Will this mean that my land will become an outlet and, thus, be unable to be
divided?
6

No.
36 - TIF is not creating anything positive for schools, the fire department, and other public services?
The TIF increment generated in the New Carlisle EDA does provide benefits for the local schools, fire department and
other public agencies. For example, the Redevelopment Commission worked with the New Carlisle/Olive Township
Fire Department to purchase a new fire truck.
37 - Why can't the County fix Timothy Road?
We appreciate the feedback and comment being shared with St. Joseph County Public Works, as this is outside of
the scope of the plan effort. Per Public Works, the County has initiated efforts to address the concern on Timothy
Road, north of Early Road. It is not a quick fix as it requires permitting and wetland review. Once the design and
permitting process is complete, the County will schedule the necessary work as quickly as possible subject to
funding, weather, and permit restrictions.
Questions during breakout session:
38 - Pollution from the industrial zone has led to concerns related to the buffer zone and additional regulations
related to big industry.
Pollution is a primary concern of the IEC team. We are proposing guidelines that create a sustainable development,
including best management practices that can be integrated into area development. Our plan is to limit population
(?? Or pollution) to the extent possible by master planning this area.
39 - The Downtown Historic District currently has a 3% tax cap. This should be reduced to be lower than new
industry coming into the area, so that they can compete and ensure our legacy companies can compete with the
new competition. Tax cap should be reduced to 1% or 2%.
The State has enacted certain tax rates we believe this question is referencing. Those are regulated by the State of
Indiana.
40 - Are NS and CSX [CN] rail shifts eminent? Will they be making changes to their rail lines?
We have been in discussion with the area railroads and know of no alignment changes.
41 - The residents on the northwest corner of the plan area are concerned that the new highways will bring
unwanted traffic through their rural setting. Why is the highway development extending to the northwest?
The plan horizon is a 20-40 year analysis. Potential development opportunities and build-out will benefit from
continued, enhanced transportation corridors. Linkage to the Indiana Toll Road is a logical projection and the plan is
evaluating and will comment on feasible corridor routes, impacts, resultant cause and effect from such a
connection.
42 - The plan proposed for a buffer zone along the Niespodziany Ditch. How wide is the zone going to be? Will
7

there be trails within it? Who will take care of the natural lands and trails?
The buffer zone on the western part of the proposed new ditch corridor will vary in size. We are looking at the
opportunity to incorporate a trail system in the buffer zone. The County or an associated agency will be responsible
for maintenance of the buffer area.
43 - What is the impact on of the overall development plan on Bendix Woods and Spicer Lake Nature Preserve?
What will happen with pressure on these properties with Navistar potentially expanding? How can we better
connect the natural areas to New Carlisle? What resources can county provide to enhance these sites instead of
degrading them?
The goal of the project is to better incorporate the two County parks into the community either by trails or by other
connection points. The proposed expansion at Navistar will see opportunities to grow Bendix Woods and provide
the park with additional resources.
44 - Are there possibilities to add land to county parks and nature preserves as part of wetland mitigations. Can
we be strategic with development and usage of parks and natural areas?
Absolutely, and this approach is an integral goal to this planning effort. Connection to and enhancement of County
Parks and other conservation areas is included in this planning effort.
46 - The crusher plant is a concern for many residents as it is loud.
St. Joseph County will explore ways to work with existing businesses to reduce noise pollution.
48 - Reducing traffic on Highway 20 is something the resident at Hwy 20 and Tulip requested
That is part of the planning the proposed BUILD Grant application will assist with.
49 - The cemetery along Timothy is a concern. Make sure it is not being reflected as part of the development.
The cemetery on Timothy will be specifically identified on future plans as outside of the development area.
50 - The Timothy Road flooding is a significant issue.
Refer to Question 37.
51 - There is a building near Tulip and the railroad with a bright light on it that shines in the middle of the night
creating light pollution. It is a newer building. A nearby resident asked that we investigate this.
St. Joseph County requests anyone with more specific information on this concern please contact Bill Schalliol at
bschalliol@sjcindiana.com . We need more information about the light location and will investigate whether it
violates current zoning or building standards.
**Any individuals providing personal information such as address, phone number or email is stricken from the
8

posted record of this meeting; only names will be included at this time. Contact information may be used internally
by the team to continue open channels of communication, but is not intended to be publicly shared to help protect
the privacy of interested public participants.
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than LaPorte City or LaPorte County.
22 - Out of the 22,000 acres, how many residential homes would have to be given up or change hands?
This is a planning effort that cannot obligate anyone to sell their home. It is intended to provide a framework in the
event existing land owners wish to dispose of their land for other uses in the future.
23 - If the Toyota plant didn't want to invest here, why would anybody else want to relocate here?
This EDA has prime assets for attracting development – community, work ethic, redundant access to utilities, rail,
and transportation, etc. There has been consistent interest in this area for more than thirty years.

24 - When the fire department was built, why did it take money from the library and schools?
St. Joseph County has been involved in the Town of New Carlisle Fire Department discussions. We are unaware of
any library and school funds being shifted to the Fire Department.
25 - How is there homestead agriculture right next to industrial? What does the industrial zoning refer to exactly?
What if we don't want this type of development?
The Homestead Agriculture designation is a combination of existing agricultural and residential land uses that
proposes greater residential and commercial regional nodes. The final plan will illustrate that the intensity of uses
closer to this zoning is diminished and larger industrial uses will remain clustered as far from residential areas as
possible.
26 - Why aren't we talking about commercial and restaurants? We want a Kohl's and a Cracker Barrel.
Commercial and retail development is largely a function of population density and transportation access. In a rural
area, such development is unlikely to be supported by the lower population. Further, no entity can dictate the
specific businesses to locate within an area. It is also worth considering that the retail industry is in a period of
significant flux, leaving large stores vacant throughout the country. This project does accommodate some
commercial and retail space, but the objective is to target more resilient and durable business uses.
27 - We are hearing about a lot of industrial. Why aren't we protecting more open lands and creating more
recreational space?
The IEC planning effort includes consideration and incorporation of open land and recreational space as part of the
effort. Feel free to contact Chuck Lehman at Lehman & Lehman with any suggestions on specific recreational
opportunities of interest.
28 - The name Indiana Enterprise Center is a new name. It's different than the previous name. Does this mean
that a refinery is planned?
IEC is the first official marketing name for the EDA. Creating an identity for the EDA is part of this planning effort
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No.
36 - TIF is not creating anything positive for schools, the fire department, and other public services?
The TIF increment generated in the New Carlisle EDA does provide benefits for the local schools, fire department and
other public agencies. For example, the Redevelopment Commission worked with the New Carlisle/Olive Township
Fire Department to purchase a new fire truck.
37 - Why can't the County fix Timothy Road?
We appreciate the feedback and comment being shared with St. Joseph County Public Works, as this is outside of
the scope of the plan effort. Per Public Works, the County has initiated efforts to address the concern on Timothy
Road, north of Early Road. It is not a quick fix as it requires permitting and wetland review. Once the design and
permitting process is complete, the County will schedule the necessary work as quickly as possible subject to
funding, weather, and permit restrictions.
Questions during breakout session:
38 - Pollution from the industrial zone has led to concerns related to the buffer zone and additional regulations
related to big industry.
Pollution is a primary concern of the IEC team. We are proposing guidelines that create a sustainable development,
including best management practices that can be integrated into area development. Our plan is to limit population
(?? Or pollution) to the extent possible by master planning this area.
39 - The Downtown Historic District currently has a 3% tax cap. This should be reduced to be lower than new
industry coming into the area, so that they can compete and ensure our legacy companies can compete with the
new competition. Tax cap should be reduced to 1% or 2%.
The State has enacted certain tax rates we believe this question is referencing. Those are regulated by the State of
Indiana.
40 - Are NS and CSX [CN] rail shifts eminent? Will they be making changes to their rail lines?
We have been in discussion with the area railroads and know of no alignment changes.
41 - The residents on the northwest corner of the plan area are concerned that the new highways will bring
unwanted traffic through their rural setting. Why is the highway development extending to the northwest?
The plan horizon is a 20-40 year analysis. Potential development opportunities and build-out will benefit from
continued, enhanced transportation corridors. Linkage to the Indiana Toll Road is a logical projection and the plan is
evaluating and will comment on feasible corridor routes, impacts, resultant cause and effect from such a
connection.
42 - The plan proposed for a buffer zone along the Niespodziany Ditch. How wide is the zone going to be? Will
7
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Table 1 - Archaeological Sites within the Study Area

Site Numbe r
12-Sj-0001
12-Sj-0273
12-Sj-0274
12-Sj-0275
12-Sj-0276
12-Sj-0277
12-Sj-0278
12-Sj-0279
12-Sj-0280
12-Sj-0281
12-Sj-0282
12-Sj-0283
12-Sj-0284
12-Sj-0406
12-Sj-0407
12-Sj-0408
12-Sj-0409
12-Sj-0410
12-Sj-0411
12-Sj-0412
12-Sj-0413
12-Sj-0414
12-Sj-0415
12-Sj-0416

Cultural A ffiliation
Middle/Late Archaic
Unidentified Prehistoric
Historic
Unidentified Prehistoric
Late Woodland
Late Woodland
Unidentified Prehistoric
Unidentified Prehistoric
Unidentified Prehistoric
Late Woodland
Unidentified Prehistoric
Late Woodland
Historic
Unidentified Prehistoric
Unidentified Prehistoric
Unidentified Prehistoric
Unidentified Prehistoric
Unidentified Prehistoric
Unidentified Prehistoric
Historic
Historic
Unidentified Prehistoric
Unidentified Prehistoric
Historic

Cultural Resources Desktop Review

Site Type
Camp
Camp
Farmstead
Lithic Scatter
Lithic Scatter
Camp
Lithic Scatter
Lithic Scatter
Camp
Camp
Camp
Lithic Scatter
Isolated Find
Isolated Find
Isolated Find
Isolated Find
Isolated Find
Isolated Find
Isolated Find
Historic Scatter
Historic Scatter
Lithic Scatter
Lithic Scatter
Historic Scatter

Page 1 of 1

NRHP Eligibility
Eligible
Potentially Eligible
N/A
N/A
N/A
Potentially Eligible
Potentially Eligible
N/A
N/A
N/A
N/A
N/A
N/A
Not Eligible
Not Eligible
Not Eligible
Not Eligible
Not Eligible
Not Eligible
Not Eligible
Not Eligible
Not Eligible
Not Eligible
Not Eligible

Re fe re nce
GBL 1937
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Schurr 1992
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
Scuoteguazza 2001
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CULTURAL RESOURCES DESKTOP REVIEW
INDIANA ENTERPRISE CENTER PROJECT

ATTACHMENT A –LEGAL LOCATION – ADDITIONAL INFORMATION

NW 1/4 Section 6, T37N, R1E;
NW1/4 Section 12, T37N, R1W;
NE1/4 Section 12, T37N, R1W;
SW1/4 Section 12, T37N, R1W;
SE1/4 Section 12, T37N, R1W;
NW1/4 Section 13, T37N, R1W;
NE1/4 Section 1, T37N, R1W;
SW 1/4 Section 7, T37N, R1E;
NW 1/4 Section 18, T37N, R1E.

2018
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CULTURAL RESOURCES DESKTOP REVIEW
INDIANA ENTERPRISE CENTER PROJECT

ATTACHMENT B - PROJECT AREA DETAILS, SOILS – ADDITIONAL
INF O RM A T IO N

Coupe silt loam, 0 to 1 percent slopes (CrrA)
Tracy sandy loam, 0 to 1 percent slopes (TmpA)
Auten loam, 0 to 1 percent slopes (AxvA)
Rensselaer loam, 0 to 1 percent slopes (ReyA)
Quinn loam, 0 to 1 percent slopes (QuiA)
Rensselaer mucky loam, 0 to 1 percent slopes (RenA)
Maumee mucky loamy fine sand, 0 to 1 percent slopes (MhbA)
Adrian muck, drained, 0 to 1 percent slopes (AbhAN)
Gilford sandy loam, 0 to 2 percent slopes, gravelly subsoil (GczA)
Edwards muck, drained, 0 to 1 percent slopes (EchAN)
Houghton muck, drained, 0 to 1 percent slopes (HtbAN)
Antung muck, drained, 0 to 1 percent slopes (ApuAN)

2018

19
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APPENDIX E. WATER UTILITY MASTER PLAN
Technical Memorandum No. 2 – Preliminary Draft

Future Water Demands

Indiana Enterprise Center
Master Plan – Water Utility Planning
St. Joseph County

Date:

July 13, 2018

To:

Jessica Clark, County Engineer, St. Joseph County
Bill Schalliol, Dir. of Economic Dev., St. Joseph County

Copy:

Eric Neagu, The Antero Group, LLC

From:

Jeremy Roschyk, P.E., Donohue & Associates, Inc.

Re:

Future Water Demands

PURPOSE AND BACKGROUND
This Technical Memorandum (TM) is the second of two memos supporting development of a Water Utility
Plan – one of several components of the Indiana Enterprise Center Master Plan, to be completed for St.
Joseph County, Indiana and the St. Joseph County Redevelopment Commission. The goal of the Master
Plan is to outline a coordinated and prioritized approach to infrastructure investment and land use
planning over a 20-year period that affords development flexibility and positions the County to be a
premier commercial and industrial economic development area within Indiana and the Midwest,
supported by ample transportation and utility infrastructure.
The purpose of the Water Utility Plan is to evaluate and report current water infrastructure information,
identify projected expansion and improvement options, and document recommendations for providing
potable and process water service to support well-conceived development of the County’s Indiana
Enterprise Center (IEC). TM 1 was a review of the current water system, including existing supply,
treatment, storage, and distribution infrastructure. This document, TM 2, is a review of projected future
water system demands based on planned land development within and around the Core Development
Area (CDA) of the IEC.
A WaterCAD distribution system model was used to study the impacts of planned development on
localized distribution system needs in various demand scenarios. Results and insights from the model are
summarized in this TM.
OVERVIEW OF FUTURE LAND USE PLANNING
As discussed in TM 1, the Core Development Area will be sub-divided into three zones:
· Core Development Area North (CDN)
· Core Development Area Central (CDC)
· Core Development Area South (CDS)

1
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US-20 roughly marks the division between the north and central portions of the CDA. The southern edge
of the Navistar Test Track property roughly divides the central from the southern portion of the CDA.
Future land use within these zones is designated under the following categories:
· Industrial (I)
· Commercial/Retail (C)
· Rural Residential (RR)
· Residential (Hamlets/Villages) (R)
· Homestead Agriculture (HA)
A map of future land use division of the CDA, and much of the adjacent Planning Area, is shown in
Appendix A. In general, the north zone (CDN) will consist predominantly of homestead agriculture, along
with a small zone of rural residential development and several residential hamlets clustered with
commercial/retail development, including the Village of Hamilton within the CDN and two residential
hamlets to the east of the CDN. A relatively narrow strip of land at the south end of the CDN, between the
CDC border and a conservation buffer zone, is designated for industrial development. The CDC includes
the existing water treatment facilities and is designated predominantly for industrial use, with a small area
of rural residential development at the western border of the CDC and a central 117 acre plot designated
for commercial/retail development and a new fire station. The CDS is the smallest of the three zones in
total acreage and is currently designated entirely for industrial use. Land to the east of the CDA is currently
designated for homestead agriculture, and land immediately to the west of the CDA, to the north and
south of New Carlisle, is designated as a mix of homestead agriculture and rural residential use.
Commercial/retail development, spanning the western border of the CDN, is planned to the north of the
town of New Carlisle, and a western rural residential development zone is planned just west of New
Carlisle and the county line. Current baseline demands are based on 2017 water supply records for the
existing Town of New Carlisle water system, including water supply for the I/N Tek and I/N Kote industrial
facilities. For this planning activity, demand growth is assumed to be comprised only of new land
development within, and peripheral to, the CDA as described above and as summarized in Appendix A
and Table 1.
The total designated development acreage reflected in Appendix A is summarized in Table 1 by sub-area
(zone) and land use type.
Table 1: Anticipated Land Development Summary1

1

Land Use Designation
Rural Residential
Residential
Commercial
Industrial
Total

CDN
Acres
537
1,122
338
375
2,372

CDC
Acres
1,915
0
361
5,291
7,567

CDS
Acres
0
0
0
2,492
2,492

Total
2,452
1,122
699
8,158
12,431

Acreage includes areas peripheral or adjacent to CDA that are already designated for development, including
residential areas north, west, and south of New Carlisle and residential hamlets east of the CDN.

Anticipated development phasing is also shown on a series of exhibits in Appendix B, and is summarized
in Table 2.
Donohue Project No.: 13325
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Acreage and development phasing were used to model growth in water demands and identify
infrastructure needs over a 20-year planning period.
Water demand factors attributed to various land use classifications are summarized in the subsequent
section.
Table 2: Development Phasing (Anticipated)
Anticipated
Start
(Year)

Anticipated
Completion
(Year)

1

1

3

2

1

20

3

1

15

4

6

15

5

11

20

6

6

20

7

11

20

Phase

Anticipated Development
· Existing service area
· Commercial/retail (w/ Fire Station) at the intersection SR 2
and Snowberry
· Navistar expansion
· Bendix Woods connection
· Remaining central zone development
· New Carlisle residential and commercial growth north of
tracks
· Connection of New Carlisle residential south to Early Road
(existing and new dev.)
· West New Carlisle
o New Residential west of County Line, east of Cougar
Road, north of proposed Early Road and south of US
20/Chicago Trail
· Toll Road Commercial area and residential pockets within
the norther homestead agriculture areas
· Southern zone industrial areas

Review of Water Use Planning Factors
The purpose of this section is to review options for water demand factors that, when applied to
anticipated, significant new industrial users and land use designations, allow calculation of the total
estimated future system demands.
Sources referenced in the preparation of this TM include:
·
·
·

Metcalf & Eddy, Wastewater Engineering: Treatment, Disposal, and Reuse. 3rd Ed., 2003
Metcalf & Eddy, Wastewater Engineering: Treatment, Disposal, and Reuse. 2nd Ed., 1991
IDEM 327 Indiana Administrative Code Article 3. Wastewater Treatment Facilities; Issuance of
Permits; Construction and Permit Requirements, Section 3-6-11 Design flow rate requirements
for collection system and water pollution treatment/control facilities

Water demand factors used in this effort are summarized in Table 3. The water demands are based on
typical wastewater design flows recommended in the industry literature. These design wastewater flows
Donohue Project No.: 13325
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do not include potable water used for irrigation, water lost to other miscellaneous consumptive uses that
is not discharged to the sewer, or losses in the distribution system. Therefore, a water consumption
adjustment factor of 20% was applied to rural residential wastewater flows, which presumably have the
greatest irrigation demands, and an adjustment factor of 10% was applied to low density residential,
commercial, and industrial flows.
Table 3: Proposed Demand and Peaking Factors for IEC Projections
Average
Water Demand
Average
Max. Day
Wastewater
Adjustment
Demand Factor
Peaking Factor
Flow1 (gpd/acre)
Factor
(gpd/acre)
2
2
0
N/A
0
Homestead Agriculture
N/A
3
620
Rural Residential
20%
740
2.07
4
1200
Low Density Residential
10%
1320
2.0
5
1150
Commercial
10%
1270
1.58
6
1500
Industrial
10%
1650
1.58
1
Assumptions used for wastewater utility planning in IEC Master Plan (derived from Metcalf & Eddy 1991
and 2003 and IDEM 327 3-6-11)
2
Based on assumption of private wells and septic systems
3
In U.S., 60-90% of per capita water consumption becomes wastewater (Metcalf & Eddy, 2003)
4
Assume only half as much irrigation water used per acre
5
Assume similar to industrial
6
85-95% of water used in operations generally becomes wastewater (Metcalf & Eddy, 1991)
7
Based on typical maximum day fluctuation of 160-220% from average water use (Metcalf & Eddy, 1991)
8
Assume reduced maximum day aggregated peaking factor for commercial and industrial users
Land Use

Industrial water use can vary widely from facility to facility based on the nature of the activity. In general,
certain industries such as food and beverage, pulp and paper, textiles, and chemical manufacturing tend
to have much higher water demands, and in fact, can vary significantly within those categories depending
on their specific processes. Other industries that involve “dry” processing such as warehousing,
distribution centers, and manufacturing or assembly of mechanical parts and systems generally would be
expected to use less water. According to Metcalf & Eddy, typical design flows from industrial areas with
little to no wet-process type industries range from 1,000-1,500 gallons per day per acre (gpd/acre) for
“light” industry and 1,500 to 3,000 gpd/acre for “medium” industrial developments. For this initial
planning activity, an average industrial flow of 1,500 gpd/acre was assumed, as listed in Table 3 above. At
this time, a significant industrial user base of water-intensive industries is not envisioned in the
development area. If, at future stages of planning and development, a growing number of leads in certain
water-intensive industries are identified, demand projections should be adjusted accordingly based on
the most recent and specific information available.
A summary of available information about the estimated water demands and preferred acreage of various
industrial leads already identified for the planning area is provided in Table 4. The last column of the table
(water demand factor in gpd/acre) reflects the variability among industrial users. The weighted average
water demand factor for the leads below is approximately 6,000 gpd/acre. Excluding the top two industrial
leads, which comprise 18 mgd of new demand alone, the weighted average would be approximately 2,300
gpd/acre. The analysis of available lead information indicates that the average industrial demand factor
of 1,650 gpd/acre chosen for planning projections is not overly conservative.
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Table 4: Summary of Existing Industrial Lead Water Demands
Lead/Project Name
Sunrise
Toto
Sentinel
Flicker
Falcon
Scorpion
Greyhound
Horizon
Pluto
Al 13
Lyre
Baseball
Picnic
Mitt
Flying Eagle FAB 868
Flying Eagle FAB 818
Total
Weighted Average
Excluding Flying Eagle

Average Water
Demand
(gpd)
2,726
12,000
20,000
46,247
83,000
89,280
202,530
216,438
300,000
508,000
530,000
600,000
1,000,000
3,200,000
8,000,000
10,000,000
24,810,221

Acres
10
35
100
400
150
40
55
175
75
250
500
90
25
1,000
300
900
4,105

Water Demand per
Acre
(gpd/acre)
273
343
200
116
553
2,232
3,682
1,237
4,000
2,032
1,060
6,667
40,000
3,200
26,667
11,111
6,044
2,344

The more specific the information regarding the density and types of future industrial users and their
water demands, the more accurate projections of future total water demands become. Industrial zoning
represents by far the largest portion of planned land use in the CDA and the largest water use by category.
Therefore, variations in general demand factors on a per acre basis can result in relatively large differences
in total water demand. To mitigate this uncertainty, three future development and demand scenarios
were evaluated: a “low”, “most probable”, and “high” scenario. These scenarios provide a degree of
sensitivity analysis and help to bracket demand projections based on a range of potential development
outcomes. The demand scenarios and the implications on projected water demands are discussed in the
following section.
FUTURE WATER USE EVALUTION
Sensitivity Analysis
Assumptions used in the sensitivity analysis of future water demands are summarized in Table 5. The two
factors considered in each scenario and for each land use category were:
a) The percent of total earmarked acreage developed within the 20-year planning period.
b) The overall average demand factor for the land use type (in gallons per day per acre).
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The first factor reflects variation in the pace or extent of land development, while the second factor
addresses potential variation in the actual development density and water usage intensity of the
developed areas.
Table 5: Summary of Future Scenario Assumptions for Demand Sensitivity Analysis
Scenario

Low

Most Probable

High
1
2

Land Use Category

Developed Acreage
(Year 20)
75%
75%
50%
50%
80%
80%
75%
75%
100%
100%
100%
100%

Rural Residential
Residential
Commercial
Industrial
Rural Residential
Residential
Commercial
Industrial
Rural Residential
Residential
Commercial
Industrial

Based on low end of design flow range provided in Metcalf & Eddy, 2003
Based on low end of design flow range provided in Metcalf & Eddy, 1991

Average Demand
Factor (gpd/ac)
740
1,320
8801
1,1002
740
1,320
1,270
1,650
740
1,320
1,270
1,650

Projected Water Demands
Projected total 20-year water demands are summarized for each scenario in Figure 1. The central zone of
the CDA makes up the largest portion of total future demand. The water demands for the central and
south zones vary the most between the future scenarios because of the significant industrial acreages in
those portions of the core development area. The water demands in each scenario are broken out by land
use category in Figure 2.
In all three scenarios, the projected average day demand exceeds the existing potable water supply and
treatment capacity. Projected average day demands and maximum day demands, based on peaking
factors listed in Table 3, are summarized in Table 6. A comprehensive table of projected water demand
calculations is provided as Appendix C.
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20

Future Water Demand (MGD)

18
16
14
12
10
8
6
4
2
0

Low

Most Probable
Existing

CDA - North

High
CDA - Central

CDA - South

Figure 1: Projected 20-Year Average Day Water Demands by Development Area

20

Future Water Demand (MGD)

18
16
14
12
10
8
6
4
2
0

Low
Existing

Most Probable
Rural Residential

Residential

High
Commercial

Industrial

Figure 2: Projected 20-Year Average Day Water Demands by Land Use Category
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Table 6: Projected 20-Year Demand Summary
Low
Average
2,000,000

Total Existing

Max. Day
2,820,000

Average
2,000,000

Max. Day
2,820,000

556,436

317,963

635,926

397,454

794,908

2,074,057

1,185,176

2,370,351

1,481,470

2,962,939

Commercial

148,754

223,132

322,019

483,029

429,359

644,039

Industrial

206,477

309,715

464,573

696,860

619,431

929,146

1,670,478

3,163,340

2,289,731

4,186,167

2,927,714

5,331,032

991,711

1,983,422

1,133,384

2,266,768

1,416,730

2,833,460

0

0

0

0

0

0

Residential

Rural Residential

CDA South

Average
2,000,000

278,218

Total

CDA Central

Max. Day
2,820,000

High

1,037,029

Rural Residential
CDA North

Most Probable

Residential

158,773

238,160

343,708

515,562

458,277

687,416

Industrial

2,909,950

4,364,924

6,547,387

9,821,080

8,729,849

13,094,773

Total

4,060,434

6,586,506

8,024,478

12,603,410

10,604,856

16,615,649

Rural Residential

0

0

0

0

0

0

Residential

0

0

0

0

0

0

Commercial

0

0

0

0

0

0

Industrial

1,370,444

2,055,666

3,083,499

4,625,249

4,111,332

6,166,998

Total

1,370,444

2,055,666

3,083,499

4,625,249

4,111,332

6,166,998

9,101,356

14,625,512

15,397,709

24,234,825

19,643,902

30,933,680

Commercial

Grand Total

Development Phasing Impacts
The water demands presented above, for the high scenario, represent full build-out of the CDA at the end
of the 20-year planning period. At this time, the County anticipates seven phases of development over
the 20-year planning period, as summarized previously in Table 2. For demand projections, linear growth
in demand was assumed over the build-out period of each phase. The associated cumulative annual
demand growth by phase, and the resulting growth in total demand, are presented in Error! Reference
source not found..
Based on the anticipated phasing schedule and linear growth pacing assumptions reflected in Error!
Reference source not found., the change in total water demand over the 20-year planning period is
illustrated in Figure 3. It should be noted that the growth in demand shown below is based on full buildout (“high scenario”) of areas currently designated for development, based on the latest information
available for the preparation of this TM.
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Table 7: Cumulative Average Day Demand Growth by Phase (High Scenario)
Existing

0

2,000,000

1

2,000,000

2

2,000,000

99,198

965,876

67,065

3,132,139

3

2,000,000

148,797

1,448,814

100,598

3,698,209

4

2,000,000

148,797

1,931,752

134,131

4,214,680

5

2,000,000

148,797

2,414,690

167,664

6

2,000,000

148,797

2,897,628

201,196

67,673

120,353

5,435,647

7

2,000,000

148,797

3,380,566

234,729

135,346

240,706

6,140,143

8

2,000,000

148,797

3,863,504

268,262

203,019

361,058

6,844,640

9

2,000,000

148,797

4,346,442

301,795

270,692

481,411

7,549,136

10

2,000,000

148,797

4,829,380

335,327

338,365

11

2,000,000

148,797

5,312,318

368,860

406,038

74,000

722,117

12

2,000,000

148,797

5,795,256

402,393

473,711

148,000

13

2,000,000

148,797

6,278,194

435,926

541,384

222,000

14

2,000,000

148,797

6,761,132

469,458

609,057

15

2,000,000

148,797

7,244,070

502,991

16

2,000,000

148,797

7,727,008

502,991

17

2,000,000

148,797

8,209,946

18

2,000,000

148,797

8,692,884

19

2,000,000

148,797

20

2,000,000

148,797

Total Projected Demand (MGD)

Year

Phase 1

Phase 2

Phase 3

Phase 4

Phase 5

Phase 6

Phase 7

Total
2,000,000

49,599

482,938

33,533

2,566,070

4,731,150

601,764

8,253,633
411,133

9,443,263

842,470

822,266

10,632,892

962,822

1,233,400

11,822,522

296,000

1,083,175

1,644,533

13,012,152

676,730

370,000

1,203,528

2,055,666

14,201,782

676,730

444,000

1,323,881

2,466,799

15,290,206
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Indiana Enterprise Center Master Plan
Water Utility Planning
St. Joseph County, IN

Preliminary Draft - Technical Memorandum No. 2
Future Water Demands

Figure 3: Projected Demands by Year Based on Development Phasing (High Scenario)
WaterCAD Model
[To be completed after preliminary feedback on the phasing assumptions, projected demands and future
scenarios presented in this Draft TM.]
CONCLUSIONS
Based on the significant quantity of land area slated for future industrial development, future water
system demands for the CDA and its adjacent zones exceed current water treatment capacity by an order
of magnitude. Year 20 demands are currently projected to reach up to 31 mgd on a maximum day basis
and 20 mgd on an annual average basis. Consequently, additional wellfields, water treatment plants, and
distribution infrastructure will need to be constructed in anticipation of future demands to accommodate
the needs of new industrial users and encourage investment in the area. This water treatment
infrastructure can be built in a phased approach to stay ahead of development while minimizing the risk
of constructing oversized or underutilized infrastructure. Phased water infrastructure improvement and
expansion recommendations, along with their respective probable cost opinions, will be presented in the
Water Utility Planning portion of the IEC Master Plan.

Donohue Project No.: 13325
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APPENDIX F. HYDROGEOLOGICAL BACKGROUND
ANALYSIS

227 W Jefferson Blvd | South Bend, IN 46601

Indiana Enterprise Center Master Plan
Water Utility Planning Component
July 2019
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APPENDIX G. WASTEWATER UTILITY MASTER PLAN
DOCUMENTS

FINAL
INDIANA ENTERPRISE CENTER
WASTEWATER UTILITY MASTER PLAN
St. Joseph County, Indiana

Prepared For:
St. Joseph County Redevelopment
Commission
227 West Jefferson Boulevard
County-City Building, Suite 1140
South Bend, Indiana 46601
Prepared by:

DLZ Indiana, LLC

DLZ Project No. 1761-5485-50
June 6, 2019
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APPENDIX I. WETLAND DELINEATION STUDY
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APPENDIX J. THREATENED AND ENDANGERED
SPECIES EVALUATION
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Memorandum

To:

Bill Schalliol, J.D., Director of Economic Development, Department of Infrastructure,
Planning, & Growth, St. Joseph County, Indiana

From:

Robert Sliwinski, Sr. Environmental Resource Specialist/Wildlife Biologist, CBBEL

Subject:

Endangered Species Evaluation

Date:

August 6, 2019

Project Name:

Proposed St. Joseph County Development Project near New Carlisle, Indiana

Project No.:

170488

CC:

Jason Durr, Director, Northern Indiana, CBBEL-Indy

On July 31, 2019, Christopher B. Burke Engineering, LLC (CBBEL) completed a review of natural areas
within the approximately 4,000 acre proposed development property located in St. Joseph County, Indiana
near New Carlisle (Exhibits 1 and 2) to determine if habitat is present for Threatened and Endangered species
identified by the Indiana Department of Natural Resources (DNR) dated July 20, 2019 (Appendix A). The
INDNR listed two state endangered species including the Upland sandpiper and Henslow’s sparrow which
are grassland habitat specific species. A non-listed species the Black throated green warbler was also on the
list. The list also includes habitat and plant species. All records are specifically associated with the Bendix
Woods County Park. The majority of the records for this project are from 1997-2002 for birds. Natural
communities (woodland) 2002, and plants from 1914-1983. These records are 17 years old or older. The
grassland bird records for the area are likely accidental. Breeding at the Bendix Woods site is unlikely due to
the small amount of grassland available on site. Currently the grassland has been planted to tall grass prairie
compared to the turf grass that existed in the past (Pers.comm Naturalist at Bendix Woods).
According to the DNR letter no species have been identified on the proposed development parcel. Bendix
woods is located just west of the proposed development property and is composed on mature woods and
preserved beech maple forest.
CBBEL completed an aerial photo review of the proposed development site and the property is comprised of
mainly agricultural lands planted into corn and soybeans (Exhibits 2 and 3). Other types of habitat in smaller
acreages include mature mesic woodlands, pasture and wetlands.
CBBEL determined that woodlands and any pasture would be ground truthed to determine relative quality of
habitat and potential for use by listed species. Bendix Woods County Park was also visited to compare general
woodland quality and determine the origin of the upland sandpiper and Henslow’s sparrow records on this
wooded preserve.
Two small pastures were observed in the study area and they were observed to be degraded with a high
component of thistle and active grazing. It is unlikely that the listed bird species are found breeding in these
pastures due to their small size and active grazing.

Proposed St. Joseph County Development Project near New Carlisle, Indiana
CBBEL I170488

August 6, 2019
Page 1
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The largest woodlands are found on the northwest and northeast sides of the project area. The northwest
woodland has signs posted that indicate that it is a Forest and Wetland Conservation Area. Several other
woodlots on the study site are secondary successional woods.
CONCLUSION:
Based on the INDNR letter and site reconnaissance the project site does not appear to have any endangered
species issues, however, we recommend avoiding the largest woodland areas in the northwest and
northeastern corners for development primarily because there may be Federally endangered Indiana Bat and
Northern Long-eared bats present in these mature woodlands. Consultation with the USFWS would need to
take place to determine if endangered bat impacts are a concern. The smaller woodlots can be checked for bat
habitat closer to the time of development, however, we recommend if the remaining woodlots need to be
cleared, they should be done so after October 30 and before March 30 to avoid incidental take of protected
bats.
N:\INDIANA\170488\M_102219.docx
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APPENDIX K. MARKET DRIVERS
Appendix K. Market Drivers

The nature of manufacturing and distribution has changed fundamentally over the past 10-15 years. The
ways in which products are made, where they are made, and how they are distributed has been
fundamentally transformed by an array of new technologies, processes, consumer preferences, and
industry disruptions.
3D printing, cloud computing, and new advanced materials are transforming what can be made and how
fast. Autonomous vehicles are changing how people and goods get from point A to point B. The very
nature of work is changing with the emergence of the gig economy, workers’ preference for workplace
flexibility, and AIs enabled machines that will force millions of people to switch occupations or upgrade
skills globally.
While technological innovations are expanding the frontier of manufacturing and logistics, it is equally
important to understand how regional shocks and stresses could potentially threaten the Indiana
Enterprise Center and the broader region. Acute shocks like extreme weather events and cyber-attacks,
and chronic stresses like crumbling infrastructure, aging communities, and economic inequality—if not
addressed—can undermine the long-term sustainability, competitiveness, and resilience of the IEC.
Insight. Resilience has been defined as “the capacity of individuals, communities, institutions,
businesses, and systems within a city to survive, adapt, and grow no matter what kinds of
chronic stresses and acute shocks they experience” (100 Resilience Cities). By planning for
resilience (i.e. embedding resilience thinking in the planning, design, management or the IEC)
the IEC management team can position the center as a resilient enterprise center. Enhancing
the IEC’s resilience will make the center more attractive to enterprise-scale businesses, which
are increasingly sensitive to the climate-related, technological, and social factors that could
threaten their businesses operations.
Refer to these resources, for a primer on resilience:
• 100 Resilience Cities, www.100resilientcities.org
• Community and Regional Resilience Institute, www.resilientus.org
• Returns on Resilience, Urban Land Institute (ULI): returnsonresilience.uli.org
• Various resources, American Planning Association (APA): planning.org
To ensure that the Indiana Enterprise Center remains future proof and does no lock in outmoded
technologies or industrial processes, the IEC management team should consider the key market drivers
that are transforming how products are made, distributed, and consumed (Figure 2-1). Wherever
feasible, IEC leaders should respond to these drivers in the planning, design, management, and ongoing
operations and maintenance of the IEC, with the goal of enhancing the IEC’s competitiveness and
resilience.
The following key market drivers are transforming how products are produced, distributed, and
consumed. We organized these drivers into three categories: 1) new technologies and process
innovations, 2) consumer and workforce preferences, 3) regional shocks and stresses.

1

1

Figure 2-1. Key Market Drivers
Driver

Description
New Technologies and Process Innovations

3D Printing

•
•
•
•
•

3D printing or additive manufacturing is a process of
making 3D solid objects from a digital file
Streamlines R&D
Lowers fixed costs of production
Enables feedback between assembly line and pricing
Enhances customization, flexibility

Applications: rapid prototyping, mass customization, cloudbased additive manufacturing
Production

Distribution

Consumption

Advanced Materials

Image: www.mbtmag.com

•
•
•
•

Reduces production cost and time
Improve product qualities such as weight, strength, and
durability
Material can “remember” previous state
Can create efficient clean energy or more durable
machinery

Examples: powdered metals, composites, nanomaterials,
and carbon fiber
Production

Distribution

Consumption

Advanced Sensors

Image: scpowerteam.com

•
•
•

Components that gather data and communicate it over
a network
Gather large variety of physical data, including touch,
movement, temperature, and sound
Improves processes, quality, and management

Applications: Temperature, ultrasonic, touch, proximity,
pressure, level, environmental sensors, etc.
Production

Distribution

Consumption

Internet of Things (IOT)

Image: www.kyklo.co/

•

•
•

IOT is the network of devices, vehicles, appliances, and
other items embedded with electronics, software,
sensors, and connectivity that enables these objects to
connect and exchange data
Connected devices in 2016: 18 Billion Units
Connected devices in 2025: ~75 Billion Units

Applications: smart cities infrastructure, autonomous
vehicles, smart homes
Production

Distribution

Artificial Intelligence (AI)

Appendix K – Market Drivers

Consumption

Image: http://wsco-online.com

•

AI is intelligence demonstrated by machine

2
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•
•
•

New deep learning AI techniques are transforming
virtually all industries, but especially: Automotive and
Assembly, Banking, Insurance, and Retail.
Market side for AI in 2016: 2 USD Billions
Market side for AI in 2025: 130 USD Billions

Applications: robot control, personal assistants (e.g. Google
Home, Alexa, Siri), medical diagnosis, remote sensing
Production

Distribution

Consumption

Big Data and Predictive Analytics

Image: blog.unbelievable-machine.com

•

•

Big Data is high-volume, high-velocity and/or highvariety information assets that demand cost-effective,
innovative forms of information processing that enable
enhanced insight, decision making, and process
automation
90% of data did not exist 2 years ago

Applications: customer segmentation, risk management,
sales forecasting, financial modelling, logistics optimization
Production

Distribution

Consumption

Cloud-Based Software, Applications and
Computing

Image: blog.unbelievable-machine.com

•
•
•
•
•

Cloud-based applications run on distant computers “in
the cloud” that are owned and operated by others and
that connect to users' computers via the internet
Enables growth through fluid and flexible IT
Reduces need for up-front investments in hardware
Enables smart device communication
Reduces size & cost of consumer products

Applications: file storage, software as a service (SaaS), big
data analytics, data backup and disaster recovery
Production

Distribution

Consumption

Logistics

Image: www.cuelogic.com

•
•

•

Easy and affordable access to logistics facilities is a
competitive advantage in a variety of end markets
Every region of the country relies on at least one major
network hub to move large volumes of goods along
difference corridors domestically and internationally.
Metropolitan areas tend to trade more goods with each
other when they are located close together, employ a
sizable number of logistics workers, and house large
populations.

Examples: Airports, highways, ports, intermodal facilities,
fulfillment centers, warehouses
Production

Distribution
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Consumption

Image: www.cuelogic.com

3

Last Mile Delivery

•

•
•

The cost of global parcel delivery (excluding pickup,
line-haul, and sorting) amounts to about $83 billion,
with China, Germany, and the United States accounting
for more than 40 percent of the market.
Not only is the market large, but it’s also highly
dynamic, with growth rates in 2015 of between 7 and
10 percent in mature markets
e-commerce is driving this growth

Examples: conventional delivery methods, drones,
autonomous ground vehicles, droids
Production

Distribution

Consumption

Autonomous Vehicles

Production

Distribution

Image: www.insideretail.com

It is estimated that by 2020, 250 million connected
vehicles will be on the road
• Autonomous driving features will help prevent 9% of
accidents by 2025, with the potential to save 900,000
lives in the next 10 years
• Driverless vehicles will generate $1 trillion in economic
benefit over the next 10 years
• Autonomous vehicles are expected to comprise around
25% of the global market by 2040
Applications: freight platooning, full automation, vehicle on
demand, last mile solutions

•

Consumption

Image: clepa.eu

Consumer and Workforce Preferences
Same Day Shipping and Delivery

Production

Distribution

Consumption

Mobile Devices

Production

Same day delivery combines the convenience of online
shopping with the immediate product access of
stationary retail
• To offer one-day shipping to all US customers, a retailer
would need more than a dozen strategically located
distribution centers
• Shipping issues represent almost half of the top 12
reasons consumers do not shop online
• Consumers are willing to pay for same delivery if it is
less than 7-8% of the order total
Examples: Amazon, Walmart, FedEx, UPS, DHL
•

Image: www.pymnts.com

71% of time spent online in the U.S. is on mobile
devices; 48% of searches start on a mobile device
• >20 billion connected devices in 2017 and ~50 million
new devices are added every week
• The Google Play store has 2.8 million apps. The Apple
App store has 2.2 million apps.
e.g. smart phones, tablets
•

Distribution
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Consumption

Image: http://thoughtforyourpenny.com
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The Internet

Production

3.74 billion people use the Internet
The internet influenced sales to the tune of $2.1 trillion
in 2016
• Measured as a sector, internet-related consumption
and expenditure is now larger than the agriculture or
energy sectors
• The United States captures more than 30% of global
Internet revenues and more than 40% of net income
Applications: search engines, social media, web browsers
•
•

Distribution

Consumption

Quality of Life Amenities

Image: thoughtforyourpenny.com

•
•
•

Medium-sized metros benefit most from high levels of
diversity and numerous knowledge workers
Quality of life amenities help attract young
professionals and families to an area
To ensure the happiness of residents across their
lifespan, communities should focus on providing quality
services while also emphasizing access to parks and
amenities and bolstering local beauty and character.

e.g. walkable and vibrant communities, transit, parks and
open space, nightlife, cultural institutions and events
Production

Distribution

Consumption

Open Information Movements

Production

Distribution

Image: www.thprd.org

Through enhanced use of open data, $3 trillion in
economic value could be generated each year globally
• Open data can be local, regional, and global in scope
• Governments are increasing capturing and sharing large
amounts of data with their constituents
• Information sources, particularly those from
government, are now readily available at lower cost
and in machine-readable forms.
• Open data can improve government transparency,
evidence-based decision making, civic innovation, and
citizen engagement
Applications: Open data portals, open source technologies,
participatory budgeting, citizen engagement tools
•

Consumption

The Sharing Economy

Image: www.thprd.org

•
•
•
•

Rapidly growing set of platforms that permit users to
gain temporary access to various assets.
An estimated $23 billion in venture capital funding has
poured into the market since 2010.
Expands markets
Increases willingness to pay more

e.g. Uber, Lyft, Getaround, Airbnb, Task Rabbit, WeWork
Production

Distribution
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Consumption

Image: www.sharingskills.eu
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The Gig Economy

Production

Distribution

A gig economy is an environment in which temporary
positions are common and organizations contract with
independent workers for short-term engagements.
• 42 million US workers are 1099 employees
• Estimated that “gig” workers represent 34% of the
workforce, and will grow to be 43% by 2020
• 1 in 3 Millennials freelance
• Digital platforms add to the accessibility of independent
work and increase labor force participation
Examples: 1099 employees, Sole Proprietors, Freelancers
•

Consumption

Image: www.sharingskills.eu

Regional Shocks and Stresses
Climate Change

Production

Extreme heat, heavy downpours, and flooding will
affect infrastructure, health, agriculture, forestry,
transportation, air and water quality, and more.
• Longer growing seasons and rising carbon dioxide levels
will increase yields of some crops, but benefits will be
progressively offset by extreme weather events
• The Midwest has a highly energy-intensive economy
with per capita emissions of greenhouse gases more
than 20% higher than the national average
Impacts: more extreme weather events, increased flooding,
more stress on infrastructure (e.g. freeze-thaw cycles)
•

Distribution

Consumption

Urban/Suburban Sprawl

Production

Distribution

Image: www.southbendtribune.com

Although some would argue that urban sprawl has its
benefits, such as creating local economic growth, urban
sprawl has many negative consequences for residents
and the environment, such as higher water and air
pollution, increased traffic fatalities and jams, loss of
agricultural capacity, increased car dependency
• Causes of urban sprawl include: lower land rates,
improved and expanded infrastructure (e.g. highways),
lack of urban planning, lower tax rates, population
growth and influx, consumer preferences
Impacts: Increased public expenditure, increased traffic,
public health issues, environmental degradation

•

Consumption

Crumbling Infrastructure

Image: nationswell.com

•
•
•
•

Production

Distribution

Appendix K – Market Drivers

Consumption

America’s infrastructure scores a D+ (ASCE, 2017)
There is a $1 trillion to $1.5 trillion funding gap
between infrastructure need and investment
In Indiana, driving on roads in need of repair in Indiana
costs each driver $272 per year
Drinking water needs in Indiana are an estimated $5.9
billion, and wastewater needs total $7.16 billion

Image: www.southbendtribune.com
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Environmental Resource Constraints

Production

Distribution

Consumption

Political Uncertainty and Social Unrest

The natural environment has a limited capacity to
assimilate pollutants, regulate climate and natural
hazards, purify water, and provide other services
• Global population and GDP growth will put increasing
demand on natural resources and ecosystem services
• Conservation, preservation, restoration, and
stewardship of the region’s natural resources (e.g.
aquifers, soils) will be critical for the long-term health
and sustainability of the South Bend Region’s economy
e.g. water, raw material scarcity, energy scarcity
•

Image: health.usnews.com

•
•

•

Many of the world’s citizens face rising levels of
inequality and insecurity (World Economic Forum)
Citizens and electorates are mobilizing more frequently
and pushing back against what they see as growth-atall-costs and unfair globalization.
Public perception can impact a business’s profitability
and reputation

Impacts: executives now devote more attention to reacting
to and shaping political and economic issues; reduction in
sales and profitability; increased spending on public affairs
Production

Distribution

Consumption

By 2030, nearly 20% of the U.S. population will be 65+
The fastest growing age demographic is 85+
Boomers control 70% of consumer spending
Many of the communities in which older adults live are
aging along with their residents
• Affordable housing, particularly rental housing, is a
significant concern for older adults.
• Older adults living alone often have less support and
fewer financial resources
Impacts: increased need for affordable housing, increased
healthcare costs; increased need for mobility assistance
•
•
•
•

Aging Population

Production

Distribution

Consumption

Cyber Terrorism

Production

Image: www.slate.com

The increase in connectivity between companies and
consumers as well as within organizations, production
facilities, transportation systems, defense systems, etc.
means that cybersecurity is critically important.
• Market Size for cybersecurity in 2016 was 96 USD
Billions and 2025 is ~210 USD Billions
• About 72% of breaches result from often-overlooked
areas (organization, process, and people failures)
Impacts: loss of revenues, personal data, insecurity
•

Distribution
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Consumption

Image: file.scirp.org
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