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EXECUTIVE SUMMARY
The City of Decatur’s Comprehensive Plan provides a set of goal driven
strategies and objectives that will promote the health, safety, and welfare of our
citizens. The Future Land Use Map recommends future land use patterns
designed to accommodate balanced development while maximizing the quality
of life of our residents and minimizing adverse impacts on our natural resources
and municipal services. The Comprehensive Plan is not a legally binding
document but rather a set of goal-driven
policies, strategies, and objectives that
will provide guidance and direction over
Who
the next ten to twenty years.
The Zoning Map and Zoning ordinance,
however, do wield the power of the law.
They are based on the groundwork
furnished by the Comprehensive Plan.
Zoning decisions that are supported by
an official Comprehensive Plan provide a
consistent position from which to create
new policies.
Decatur’s Comprehensive Plan is divided
into four major components: Who are
we?, What do we want?, What can we
do?, and How can we do it?
Who are we? provides a brief history of
the city and its culture, a description of its
regional setting, an inventory of its natural

features, an analysis of its strengths and liabilities, and an overview of its
demographic and market profile.
What do we want? is a compilation of stakeholder input, key person interviews,
and public participation. This segment drives the entire focus of the plan. It
assimilates the concerns and comments of the city into a cohesive vision that
can then be addressed with
component plans and implementation
strategies.

are
we?

How
can we
do it?

Comprehensive
Plan

What
do we
want?

What
can we
do?

1

C I T Y

What can we do? takes the
observations from the previous section
and addresses them in individual
component plans. Goals, policies, and
implementations are provided to assist
in changing these reccomendations
into realities.
How can we do it? outlines various
long and short range expanded
implementation strategies for selected
component plans. This chapter details
the duties, partnerships, and funding
models needed to achieve specific
community visions. It is a valuable
reference for planners, city officials,
and community stakeholders alike.
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INTRODUCTION
The goals, policies, and implementation strategies contained in this plan are
primarily based on the Smart Growth principles.

Smart Growth Tenets:
 Create a range of housing
opportunities and choices.
 Create walkable neighborhoods.
 Encourage community and
stakeholder collaboration.
 Foster distinctive, attractive
communities with a strong sense of
place.
 Make development decisions
predictable, fair, and cost-effective.
 Mix land uses.
 Preserve open space, farmland,
natural beauty, and critical
environmental areas.
 Provide a variety of transportation
choices.
 Strengthen and direct development
towards existing communities.
 Take advantage of compact
development design.

Smart Growth is an urban planning and transportation theory that concentrates
growth in the center of a city to avoid urban sprawl, advocates a compact,
walkable land use, and utilizes a mixed-use development.
It values long-range, regional considerations of sustainability over a short-term
focus. Its goals are to achieve a unique sense of community, maximize
existing infrastructure, and improve the quality of life of the residents.

Downtown Decatur – Farmer’s Market (2009)
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Who are we? OVERVIEW
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At the end of this chapter, the reader should have an
understanding of the existing conditions upon which
the remainder of this document is based.
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Who are we? HISTORY & CULTURE
The City of Decatur, founded in 1836
by Samuel Rugg, is located in Root
and Washington Townships in
Adams County. The city functions as
the county seat of Adams County
and is named after Stephen Decatur,
Jr., an American naval officer who
served in the Barbary Wars and in
the War of 1812.

Although the fire in 1881 gave the City cause for its characteristic brick façade
of today, it is the many floods that have truly left their mark. The Great Flood of
2003, in particular, will be remembered for years to come.
The disaster began on the Friday following Independence Day, 2003. That
holiday weekend should have been filled with fireworks, fun, and family picnics.
Unfortunately, that Friday saw the beginning of a storm system that would
eventually dump a total of 7.67 inches in just four days. The water finally
crested at 26.92 feet, just below the bottom of the Wendell Macklin Memorial
Bridge. The St. Mary’s River surpassed its flood stage by nearly 10 feet
breaking the previous record set during the flood of 1913.

Central to Decatur’s development
has been its significant agricultural
heritage and diverse business sector.
This legacy gives the City a
hometown feel and provides the
Stephen Decatur, Jr.
residents with a great place to call
home. True to its nature, the City is host to many celebrations and traditions
such as the Motorcycle Festival, Christmas Open House, and the annual
Callithumpian Parade.
The residents not only join together in times of celebration, they also unite in
times of hardship. Through fire and flood, its residents have had to repeatedly
demonstrate their resilience and tenacity. In 1881 one of the most disastrous
fires ever to befall the City destroyed the entire business block of Second
Street, from Monroe to Madison, causing forty-thousand dollars (1881 dollar
value) in damage.

Aerial view of Great Flood of 2003
Sources: The Great Flood of 2003, produced by The Decatur Daily Democrat
The 1979 History of Adams County, Indiana, Volume II 1989
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Who are we? HISTORY & CULTURE
Local residents, the Amish community, the National Guard, and
many government agencies were on hand to help out in many
different capacities. The Red Cross declared a total of 227
homes damaged and 6 completely destroyed. The map at the left
shows the approximate limits affected by the flood.
The public’s response to such events demonstrates the
outstanding character of the residents and the community and
sets Decatur apart as a truly wonderful place in which to live and
work.

“An act of God that beset our
community was followed by an
extraordinary act of man. The
people of the area were tested and
found to be not wanting. These
times truly fell on broad shoulders.”
--U.S. Congressman Mike Pence
(Flood of 2003)
Approximate limits of the Great Flood of 2003
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Who are we? REGIONAL SETTINGS
The Regional Setting map to the left illustrates Decatur’s proximity to the Ohio
state border. It is approximately twenty miles southeast of Fort Wayne and is
linked to it by both US Highway 27 and the Chicago, Fort Wayne and Eastern
Railroad.
Decatur is also a junction for other major roads such as US Highway 224 and
US Highway 33. These routes provide easy access to I-69 to the west and Van
Wert, Ohio and I-75 to the east.
It is the largest city in Adams County and serves as its county seat. Decatur is
the northernmost incorporated community in the county with Monroe, Berne,
and Geneva located farther south along US Highway 27, respectively.
Although no railroad lines extend through the City, Decatur does have a rail
spur that connects it to Fort Wayne’s extensive rail network. Currently, the
bridge north of town is weight restricted and only partially loaded cars are
allowed to pass. By the end of July, 2010, however, that bridge will be
upgraded to permit full capacity loads thus increasing the City’s marketable
assets.
Local rivers and streams also further the regional network. The St. Marys
River, in particular, provides another direct link to Fort Wayne and surrounding
areas.
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Who are we? NATURAL FEATURES
The St. Marys River flows north and joins the St. Joseph River in nearby Fort
Wayne to form the Maumee River Basin. Due to the topographic division
caused by the river, the highest elevations can be found northeast and
southwest of the city limits.
The area northeast of the City has a fair amount of relief ranging from
approximately 820 feet at its highest point to 780 feet near the rivers. For the
most part, the area west of the St. Marys River slopes gradually to the low lying
water features.

Watershed Map
The City of Decatur is mostly comprised of 5 watersheds: the Haugk, the
Holthouse, the Kohne #1, the Krick Tile, and the St. Marys River. However, the
predominant watershed is the St. Marys River Watershed. It straddles the St.
Marys River which bisects Decatur in a southeast to northwest direction.
One of the watershed’s primary champions is the Maumee River Basin
Commission whose stated goal is “to provide regional leadership and
promotion of flood mitigation activities, soil and water conservation and related
resource management through a coordinated and comprehensive planning and
implementing approach.”

Source: Indiana GIS Atlas

Topographic Map
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Who are we? NATURAL FEATURES
A considerable portion of the City’s soil composition is BcA, BcB and Ud.
Because the City is already almost completely developed within its boundary, a
thorough soils analysis is not needed.

Sources: USDA Natural Resources Conservation Service
USDA Soils Report 1986
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Who are we? NATURAL FEATURES
A comprehensive review of the
natural features as assets and
liabilities is necessary for the
development of the plan. As shown
to the right, drainage, topography,
soils, floodplains, wetlands, and
wooded areas are important
characteristics that should be
considered when contemplating
development or protection.

Although the City has been largely developed, it
should be noted that the three soil types that
construct this topography are typically associated with
severe to moderate wetness and slight to severe
restrictions for urban uses. Regardless of the
suitability of these soil types, the City has
successfully developed in these areas.
There are few wooded areas of any substantial size
remaining within city limits. One of these clusters is
the Hanna-Nuttman Park along the Holthouse Ditch
just north of the Cross Creek Golf Course.
Conserving this patch and adding additional wooded
stretches throughout the City should be considered.

Most of the wetlands within the City
limits fall within the floodplain and
should be protected by every
means necessary. Similarly, the
sizeable portion of Decatur that lies
within the floodplain should also be
earmarked for protection and
limited development when feasible.

The City is surrounded primarily by agricultural lands,
patchy wooded sites, and water tributaries.

SUSTAINABILITY OPTIONS:

Characteristically, the topography,
or shape of the terrain, will
influence the way in which land will
be used. The St. Marys River is
the principal natural feature that
has shaped and will continue to
shape the topography and land
uses of Decatur.
Source: Indiana GIS Atlas

Increase wooded areas, green spaces,
and parks.
Actively protect areas within wetlands and
floodplains.
Replant trees along road corridors where
mature trees have been removed.
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Who are we? STRENGTHS & LIABILITIES

STRENGTHS*
Small town quality of life
Labor pool and work ethic of residents

LIABILITIES*

Downtown with historic character
Exceptional cost of living

Flooding of St. Marys River

Good schools

Limited employer diversity

Greenspace such as St. Marys River and parks

Limited employment opportunities

Proximity to major cities and transportation systems

Difficult to retain educated youth

Strong leadership

Limited railroad connectivity

Community involvement

Lack of retail

Community-oriented businesses

Lack of entertainment and activities

Partnerships with local community organizations

Limited sources for continued education

Economic and cultural contributions of Amish

Empty and abandoned buildings

Agricultural history and setting

Underutilized downtown

Historic Decatur

Recently upgraded utilities
Farmer’s Market
Festivals and parades
Exceptional library system

*These community strengths and liabilities are addressed in the
subsequent chapters of this plan.
Historic Decatur
Sources: 4Community Partnership, Online survey
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Who are we? DEMOGRAPHIC AND MARKET CONDITIONS
DEMOGRAPHICS

The city of Decatur is split between Washington and Root Townships. In 2008,
these Townships combined for a population of 14,979. Of the 616 new people
recorded in Washington and Root Townships, 288 or 47% were in the City of
Decatur.

Overview
The City of Decatur is the most populous incorporated place within Adams
County, Indiana. Adams County is one of the seven counties that comprise the
Fort Wayne-Huntington-Auburn Combined Statistical Area (CSA). Decatur is
the sixth largest incorporated community within the Fort Wayne CSA.

The Fort Wayne CSA has grown by 4.1% since the year 2000. This increase of
22,608 comes primarily from population growth in Allen County, which
accounted for 79% of this growth. More specifically, this growth came almost
exclusively from suburban and unincorporated Allen County, as the City of Fort
Wayne’s population growth over the past decade has been near 0%.

Other population centers in Adams County include Berne (population 4,381),
Geneva (1,306), and Monroe (771). Based on these estimates, Adams County
has an Urban/Rural split of 0.47, with 47% of the population living in towns as
opposed to unincorporated areas.

Migration
Between 2000 and 2007, Adams County has averaged an inflow population
(those moving to the county from other parts of the state or country) of 935.
During the same period, the County experienced an average outflow of 1,171.
This resulted in an average net migration of -246, and a total net migration of
-1,885 over the eight year span. Since the County’s overall population grew by
approximately 150 people during this time, this means that the county’s growth
– albeit small - is primarily reliant upon natural population growth as opposed to
migration.

Population
In 2008, the U.S. Census estimated Decatur’s population to be 9,574. The
community has experienced less than one percent growth since 2000. Adams
County has also seen very little growth over the past decade, increasing in
population by only 1.11%. This pace of population growth is considerably
slower than in the 1990s, when Decatur grew by 2.8%, and Adams County by
13%.
Virtually all of Adams County’s growth has taken place in unincorporated areas.
In 2000 and 2008 the four population centers of Decatur, Berne, Geneva, and
Monroe accounted for a population growth of only 0.11%, whereas the
remainder of the county grew by 2%.

A Combined Statistical Area (CSA) is
composed of adjacent Metropolitan and
Micropolitan Statistical Areas which have
demonstrated economic or social linkages.

Sources: U.S. Census, American Community Survey, Internal Revenue Service
ESRI Business Analyst, U.S. Census, American Community Survey
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Who are we? DEMOGRAPHIC AND MARKET CONDITIONS
Projections
Based on Decatur’s growth patterns over the past two decades, it is estimated
that by 2020 the community will have a growth of 175-198 people for a
population between 9,750 and 9,773. This represents an annual growth rate of
between 0.15 and 0.17% and a 12 year growth rate of 2.08%. Adams County
is projected to add between 2,689 and 3,335 people for a 12 year growth rate
of 8.0 – 10.0%. The Fort Wayne CSA is projected to add between 55,000 and
65,000 people in its seven county region, for a 12 year growth rate of between
9 and 11%.
Based on the growth of Adams County, it is reasonable to assume that Decatur
and its surrounding areas could accrue a faster rate of growth if a larger portion
of the overall County growth were to occur in Decatur. This, however, would
require a slight change in county growth trends. Between 1990 and 2008, the
southern half of the County (French, Monroe, Blue Creek, Hartford, Wabash
and Jefferson Townships), centered on Berne and Geneva, grew twice as fast
as the northern half of the County, centered on Decatur. Of the five townships
that posted growth rates of over 20%, only one (Kirkland) was in the northern
half of the county.

Downtown Decatur – Motorcycle Festival (2009)
Diversity
Decatur is almost predominantly Caucasian (white), with a percentage of 93%.
It does, however, have a noticeable population of residents of Hispanic Origin.
ESRI estimates about 1,000 residents of Hispanic Origin live in Decatur,
representing 10% of the city’s population (residents of Hispanic Origin may
indicate Caucasian mix, which accounts for the percentage overlap). American
Community Survey data for Adams County estimates 1,150 residents of
Hispanic Origin. Although this data is unlikely to be merged until the
completion of the 2010 census, it indicates that the greatest share of the
county’s Hispanic residents live in Decatur.

Households
Decatur consists of approximately 4,000 households, with an average
household size of 2.28. This is much lower than the county’s average
household size of 2.71. 63% of all Decatur households are determined to be
Family households. The average family size is estimated to be 2.93, which is
also lower than the county’s average of 3.24. It is estimated that fewer than
100 new households were formed in Decatur between 2000 and 2008.

Sources: ESRI Business Analyst, U.S. Census, American Community Survey
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Who are we? DEMOGRAPHIC AND MARKET CONDITIONS
ECONOMIC INDICATORS
Income
Note: The Census does not estimate median household income (MHI) for
communities under 25,000 between decennial census data collection. The MHI
for Adams County in 2008 was estimated to be $42,637. This is 13% below the
estimated MHI for the State of Indiana, and 18% below that of the Nation. It is
also the lowest estimated median household income for all but one of the
counties that comprise the Fort Wayne CSA (Jay County’s MHI was lower than
Adams County in both 2000 and 2008).
The 2000 census reported an MHI for Decatur of $37,916, which was 6.5%
lower than Adams County’s MHI of $40,625. Employment trends (see section
4.0) do not indicate this income relationship would have changed significantly in
the last eight years. Using a step-down method, one can estimate Decatur’s
2008 Median Household Income to be approximately $40,500 for 2008. More
accurate information will not be available until American Community Survey
data can be combined for geographies as small as Decatur (The American
Community Survey replaced the Long Form of the U.S. Census during the
2010 Decennial Census).
Nationwide, the real income of households has declined since 2000. The
median household income in the United States was $41,994 in 2000, and rose
to an estimated $52,175 in 2008. However, in terms of buying power, this is
actually a slight decline in income. Adjusting for deflation, the buying power of
the median household in the United States declined between 1% and 2%,
depending on the source.

Sources: Consumer Price Index, U.S. Census, American Community Survey
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Who are we? DEMOGRAPHIC AND MARKET CONDITIONS
Adjusted for inflation, Indiana household income has declined
much more than the nation – an estimate of an 8% drop in
buying power. The decline in the Fort Wayne CSA – and
Adams County – was even worse. It is estimated that
household income in Adams County declined 15%. Within
the Fort Wayne region, only Jay and Wells counties had
declines that were on par with the State of Indiana. The
remaining six counties are estimated to have income declines
of between 10 and 16%.
Education
Decatur has a high school graduate rate on par with the State
of Indiana – and slightly higher than Adams County – but a
college graduation rate half that of the State. Both Decatur
and Adams County have a college graduate rate of 10-12%.
This percentage is based on residents twenty-five and older
who have a high school diploma.
Adams County has the lowest percentage of college
graduates within the Fort Wayne CSA, at between 10-11%.
However, this is not atypical for any of the six “doughnut”
counties within this CSA. After Allen County (22.7%), the
remaining six counties have college graduate percentages
between 10 and 14%, with Huntington and Wells reporting at
the higher end. Overall this is not a significant variance, and
suggests that Adams County is not an outlier when it comes
to education in the region.

North Adams Community Schools

Sources: U.S. Census, ESRI Business Analyst
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Who are we? DEMOGRAPHIC AND MARKET CONDITIONS
EMPLOYMENT

Thunderbird Products, Bunge North America, Dean Foods, and Red Gold
Products, among others.

Adams County

The next largest sub-sectors are primarily found in the retail and services fields,
and include Food Services and Drinking Places, General Merchandise Stores,
and Nursing and Residential Care Facilities.

According to the Bureau of Economic Analysis (BEA), Adams County had
approximately 15,169 wage and salary jobs in 2007, which was slightly up from
14,921 in 2001. The County experienced a high employment number of just
over 16,000 in 2004 before beginning to decline. According to other data at the
Bureau of Labor Statistics (BLS), the county’s employment has fallen further in
2008 and 2009.

* A Location Quotient measures the industrial / employment specialization of a
particularly geography. The percentage of employment in a single employment sector
in a focus geography (such as a county or metro area) is compared to the same
percentage of employment for a “base” geography, usually a state or the nation. This
comparison generates a ratio. If the ratio is above 1, the focus geography has a
higher specialization in that sector. The higher the number above 1, the higher the
specialty.

Employment in Adams County is heavily dependent upon Manufacturing. In
2008, this sector accounted for 40-44% of all jobs within the county (data
dependant on BEA vs. BLS). The County’s location quotient* for manufacturing
is 2.08, using the State of Indiana as a base geography. This is impressive
considering Indiana is in and of itself the most manufacturing dependent state
in the country.

** Three-Digit NAICS codes (North American Industrial Classification System.)

Major sub-sectors for manufacturing include:
321** – Wood product manufacturing (2.8% of total county employment)
311** – Food Manufacturing (7.6%)
335** – Transportation Equipment manufacturing (18.4%)
337** - Furniture and Related Product Manufacturing (2.5%)
Together, these four sub-sectors account for 71% of all manufacturing
employment, and 31% of all private employment within the county. Major
employers in these sub-sectors include Fleetwood Motor Homes & Parts,
Decatur Industrial Park
Sources: Bureau of Economic Analysis (BEA)
Quarterly Census of Employment and Wages (Bureau of Labor Statistics)

15

C I T Y

O F

D E C A T U R

Who are we? DEMOGRAPHIC AND MARKET CONDITIONS
Decatur

Regional Trends

Accurate employment data for geographies below the county-level are difficult,
and are not estimated by the Bureau of Labor Statistics (BLS) or the Bureau of
Economic Analysis (BEA) due to federal non-disclosure laws. However, there
are two sources that at least provide an estimate of the number of jobs in and
around the City of Decatur. The first is the U.S. Census’ County Business
Patterns (CBP), which accounts for business establishments by zip code.
Since the zip code 46733 encompasses Decatur and its surrounding areas
without touching other major employment centers, we can use this source as a
proxy for the City of Decatur. Another source is ESRI Business Analyst, which
use proprietary statistical models to estimate local and regional employment.
Both of these sources have their flaws, and should not be considered to be as
accurate as BEA or BLS data for county, metro or state levels.

Decatur and Adams County’s reliance upon manufacturing as an economic
base indicates potential long-term fragility for Decatur’s economy. Over the
past ten years, the Fort Wayne CSA has shed more than 10,500 manufacturing
jobs, a loss of 23%. Preliminary estimates for 2009 indicate that the area may
have lost another 19% in the past year. Over the same period, the State of
Indiana shed over 144,000 manufacturing jobs, more than one-fifth of all
manufacturing employment in the State in 1999.
Adams County has followed these trends, with a loss of just over 1,000
manufacturing jobs between 2001 and 2008, or 17.6%. The sub-sector
industries where these losses have occurred is difficult to determine via BLS
data. Only four industries have data associated with them due to nondisclosure laws, and these sub-sectors (321, 311, 336 and 337) report steady
employment over the past eight years, with slight increases in both Food
Manufacturing and Transportation Equipment Manufacturing.

The CBP counted 8,620 wage and salary jobs for zip code 46733 in 2007.
ESRI Business Analyst estimates employment of 7,686 for 2009. The higher
figure from the CBP makes sense as it comprises a slightly larger geography.
From these sources, we can reasonably assume that the amount of wage and
salary employment in Decatur ranges between 7,500 and 8,000. Both sources
indicate a strong percentage of manufacturing employment, indicating that
between 60 and 70% of all county manufacturing employment is found within
Decatur. This finding is backed by an inventory of industrial employers by the
Adams County Economic Development Corporation. This inventory shows that
16 of the 26 major industrial employers within the county have Decatur
addresses.

Sources: County Business Patterns, ESRI Business Analyst
Adams County Economic Development Corporation
Bureau of Economic Analysis (BEA), Bureau of Labor Statistics (BLS)

While Adams County’s core manufacturing employers remain a steady core of
employment, the regional drop in manufacturing overall is worrisome.
Especially considering that the county does not have a particularly diversified
economy. After manufacturing, the next highest cluster of employment comes
in the relatively low paying retail, hotel and food service industries, which
accounted for 21% of all private employment in 2008. After manufacturing, the
county’s most specialized employment sectors include 112 Animal Production,
115 Agriculture and Forestry Support Activities, and 511 Publishing Industries.
However, these three sub-sectors only account for 245 jobs, or 2.2% of all
private employment.
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Wages and Salary

Commuting Patterns

The importance of the manufacturing sector on the local Decatur / Adams
County economy is underscored by an analysis of wages and salary by
employment sector. Manufacturing, which accounts for approximately 40-44%
of all private employment within Adams County, makes up between 55-58% of
all private wages within the County. 73% of these wages, or 40-45% of all
private wages, come from the Durable Goods sector, which aligns with the
most prominent sub-sector – Transportation Equipment Manufacturing.

Adams County has a resident labor base of approximately 70% according to
the 2000 census*, meaning that close to three-fourths of the County’s
population works within County borders. 15.2% of the workforce commutes
into the county, while 15.5% of the workforce commutes out of the county. For
residents that commute out of the County, primary destinations include Allen
County (15%) and Wells County (7%). The commuting patterns into Adams
County for employment is slightly more diversified, split between Jay (8%),
Allen (6%), Wells (4%), Van Wert (4%), and Mercer (3%) Counties. Roughly
10 times more people commute to Adams County from Van Wert and Mercer
Counties than Adams County residents who commute to Ohio.

The unbalanced wage distribution of Adams County is evidenced further by the
next two largest employment sectors – Retail and Construction, both represent
8% of the total private employment in the County, but together account for only
14% of total wages. The top 4 employment sectors in the County after
Manufacturing (Retail Trade, Construction, Health Care and Wholesale Trade)
account for 23% of all wages.

* More recent data was not available.

Although the County’s lack of economic diversification is an important finding, it
is a trend that is not particularly divergent from the rest of the Fort Wayne
region. An analysis of the “ring” counties in the Fort Wayne CSA (counties
adjacent to, but not including Allen County) finds that all, except for Wells
County, have a similar lack of economic diversification.

Bunge North America
Sources: Bureau of Economic Analysis (BEA), U.S. Census
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What do we want? VISION STATEMENT
We envision Decatur to be:

We resolve to:

 A community abundant with friends and families, rich in tradition, alive

 Develop and utilize our community’s natural resources for the

with festivals, and filled with pride.

betterment of our residents, our region, and our future.

 A community driven by focus, fortitude, with a resolution for success.

 Promote local relationships that will encourage growth in a healthy and

 A community inspired and strengthened by our remarkable residents

sustainable manner.

and committed business leadership.

 Advance regional synergies by establishing Decatur as a leader in

 A community motivated by a sense of responsibility to our heritage, our

Adams County.

contemporaries, and our future.

 Revitalize our business districts without compromising development or

 A community influenced and shaped by our natural resources.

redevelopment in other areas of the city.
 Foster small businesses through supportive incentives, collaborations,
and initiatives.
 Support growth and diversification of new businesses while maintaining
loyalty and commitment to existing industry.
 Institute a strong foundation of common goals and interdependent
relationships for the wellbeing of the community and the advancement
of a diverse economy.
 Provide the infrastructure and services needed to maintain a good
quality of life for our residents.

The Peace Monument is the world’s first
monument dedicated exclusively to peace.

Downtown Decatur – Peace Monument
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What do we want? COMMUNITY INPUT
Community input was gathered from a variety of sources.
Interviews of approximately fifty key community stakeholders
were conducted and a ninety question survey was
administered online as well as in pamphlet form. The survey
was divided into twelve categories: General Information,
Housing, Transportation, Economic Development, Downtown
Business District, 13th Street (US 27/US 33) Business
Corridor, Public Infrastructure, Public Services, Parks and
Recreation, Environmental Practices, and Future Land Use.

Survey question:
“Describe Decatur in
one word.”
Number one response:
“Home.”

The survey was advertised in the newspaper, on the radio,
and links were available on the City’s, the Chamber of
Commerce’s, and Adams County Economic Development Corporation’s
websites. The pamphlets were distributed through the local newspaper, The
Decatur Daily Democrat, and were available at the library, City Hall, and
Community and Family Services Office.

Input meeting were tallied and the focus of the
Comprehensive Plan was established.
The direction of this document was also influenced by the
Plan Committee. Specific needs not addressed by the Public
Input meeting, but important to municipal operations, were
incorporated and ranked by the Committee. Sections such
as the Parks and Recreation Plan, the Transportation Plan,
and the Land Use Plan were included to augment the overall
effectiveness of the Comprehensive Plan.

The following pages include images of the dot coded boards
from the input meeting as well as their corresponding tallies
and priorities. Each of these issues is addressed in subsequent component
plans which contain realistic Goals, Policies, and Implementation Strategies.

In total, there were almost 300 responses received, approximately 3% of the
entire population. After an analysis of the feedback from the surveys and
interviews was completed, the responses were condensed into six headings of
Community Concerns/Opportunities; Economic Development, Housing,
Downtown, Aesthetics, Quality of Life, and Public Services and Infrastructure.
A Public Input Meeting was held on March 10, 2010 at the Riverside Center to
verify the results and to prioritize the Community Concerns/Opportunities.
Roughly thirty citizens attended the Public Input Meeting and participated in the
“dot coding” prioritization session. The prioritization boards were left at the
community center for an additional two weeks. The results from the Public

Public Input Meeting
Ken Jones of Wightman Petrie and Mayor John Schultz
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What do we want? GOALS & PRIORITIES
Housing

Priority 1

Priority 2

Priority 3

Improve appearance, maintenance, and
management of rental housing
Provide more senior housing

1
5

19
0

3
2

Improve appearance, maintenance, and
management of subsidized housing

7

9

10

Provide more residential opportunities in
downtown area

15

1

15

Priority 1

Priority 2

Priority 3

(High)

(Medium)

(Low)

Economic Development
Create more employment opportunities
Diversify employment base
Focus job growth in blue collar sector
Focus job growth in white collar sector
Provide more incentive programs to assist new business

Priority 1

Provide more incentive programs to assist existing
business
Expand access to education and job training
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1
19
3
1
3

7
2
2
7
2

Priority 3
10
1
2
4
3

1
2

6
6

3
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What do we want? GOALS & PRIORITIES
Downtown
Increase prominence in community

Priority 1

Create incentives to encourage more business
development
Improve appearance and façade
Preserve historic character
Integrate more with river
Provide more parking
Provide more residential opportunities in downtown area

Priority 2

Priority 3

0

0

2

24
3
0
3
3
0

2
14
6
7
3
0

1
3
5
7
1
9

Priority 1

Priority 2

Priority 3

(High)

(Medium)

(Low)

Appearance and Aesthetics
Make more welcoming and user friendly to visitors
(one-way streets, directional signage, entry points)
Address vacant and abandoned buildings
Clean up river banks
Beautify 13th Street corridor
Maintain level of aesthetic code enforcement
Beautify downtown
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What do we want? GOALS & PRIORITIES
Quality of Life
Encourage more retail businesses and shops
Improve condition of park restrooms

Priority 1
Priority 2
Priority 3
14
9
5
0
4
4

Promote the development of entertainment-centered
businesses
Provide more interaction with the river system
Support the addition of a variety of dining establishments

15
5

5
12

4
9

0

2

5

Priority 1

Priority 2

Priority 3

(High)

(Medium)

(Low)

Public Services and Infrastructure
Offer curbside recycling
Provide additional services for the elderly and
disabled
Improve condition of sidewalks
Provide improved broadband services
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What can we do? OVERVIEW

What can we do?

Who
are we?

How
can we
do it?

Comprehensive
Plan

takes the observations

from the previous section and addresses them in
individual component plans. Goals, policies, and
implementations are provided to assist in changing
these reccomendations into realities.

What
do we
want?

Housing Plan
Transportation Plan
Economic Development Plan
Business Plans
Public Infrastructure Plan
Parks and Recreation Plan

What
can we
do?

Appearance & Aesthetics Plan
Quality of Life Plan
Land Use Plan
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What can we do? HOUSING PLAN
Housing Characteristics

The condition and type of housing in an area represents an overall sense of the
health and vitality of a community. Analysis of the City’s housing stock by
housing characteristics, starts, affordability, and growth will give detailed
information of the housing available in the community and can provide insight
into the types of housing needed. It is this information, along with the City’s
input and regulations that will determine the housing types built in the future.

As is typical in a community of its size, Decatur’s housing stock primarily
consists of detached, single family homes, or mobile homes (73.5%). As the
largest city within its county, Decatur also has a notable proportion of multifamily housing units. The city accounted for 53% of all housing structures with
more than 5 units within the county.

The City’s top concerns for housing are to provide more residential
opportunities in the downtown area and to improve the appearance and
maintenance of rental housing.

Housing Starts
Housing construction in Decatur averaged 44 units a year between 1998 and
2008. This includes an average of 25 single family units per year. Decatur
accounts for one-third of county-wide housing construction, which is the same
share of population and housing units.
354 multi-family units were built in Adams County between 1998 and 2008.
61% of those were built in the City of Decatur. However, only 24% of the
County’s single family housing construction took place in Decatur.

C I T Y
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What can we do? HOUSING PLAN
Housing Affordability

Growth

Adams County’s median household
value (MHV) is estimated to be
approximately $112,000.
Adams
County would thus be the least
affordable county within the Fort
Wayne CSA for homeownership as
related to income. Housing value is
relatively level between Fort Wayne
area counties at $98,000 - $115,000,
with the exception of Whitley County, which has a MHV over $125,000. The
most affordable county in terms of homeownership is Huntington County,
followed closely by Wells County.

Limited household growth in Decatur and Adams County suggests that housing
construction will not be in significant demand for the near future. In fact,
housing inventory in Adams County grew much faster in the 2000s than the
creation of households during the same period. Between 2000 and 2008 the
county formed approximately 400 new households, but over 1,000 housing
units were constructed. This is the primary reason why the residential
occupancy of the county fell from 95% in 2000 to 91% in 2008.
Given the moderate population growth, the time it takes the housing market to
absorb vacancy and begin to meet demand will rely significantly upon the
amount of dilapidated housing that remains part of the overall county inventory.
Given that one-quarter (27%) of the county’s housing stock was built prior to
1939, there is a strong possibility that there is enough distressed housing to
advance housing absorption faster than broad indicators suggest.

Adams County is also the least affordable County in terms of rental
affordability. However, the differences between the counties in the Fort Wayne
CSA are minor, and the lack of affordability is relative. The estimated median
rent for Adams County is $556, which would
account for 15.6% of a household’s income
at the area median. Households are not
considered to be truly cost burdened for
housing unless housing costs are above
30% of their income. Fort Wayne Combined
Statistical Area counties range in rental unit
affordability between 12.4% (Whitley) and
15.65% (Adams).

Sources: ESRI Business Analyst, New Residential Construction Index
American Community Survey, New Residential Construction Index

Decatur has not been significantly impacted by variable housing construction
trends during the past decade. The difference between the most active year
(2002) and the least active year (2008) for single family construction was only
32 homes. This is a high percentage for the amount of homes built in Decatur,
but overall has limited economic impact. The estimates for Decatur’s
household growth are less accurate than those for the County, but available
data shows that the City has followed the same pattern of oversupply. The City
formed approximately 60 new households between 2000 and 2008, but over
280 housing units were constructed. Similarly, this has increased the vacancy
rate by 5%.
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What can we do? HOUSING PLAN
DOWNTOWN RESIDENTIAL

IMPLEMENTATION: See How can we do it?
The City should conduct a downtown residential
Adaptive Reuse Analysis to determine if the
market, demographics, and building spaces are
suitable. Note: this study can be performed in
conjunction with the Downtown Inventory
recommended in the Downtown Plan.

Developing residential opportunities in a
downtown area is not only a viable method for
increasing housing stock, it also complements
the Smart Growth approach. This scenario
utilizes existing infrastructure, captures an
untapped tax base, and offers another
dimension to a downtown revitalization effort.

The City should utilize financing options such as a
Tax Increment Financing (TIF) District or an
Economic Improvement District (EID) to help fund
the necessary improvements. (Refer to page 77
for an explanation of these districts.)

GOAL:
Promote alternative housing opportunities in
the downtown area.

The City should make city codes and regulations
compliant with mixed use development.

POLICIES:
Retain, expand, or modify as necessary,
flexibility in downtown zoning and incentives
to make downtown living possible.

The City should create a Downtown Residential
Program to include incentives such as free utility
hook-ups, permit waivers, and tax incentives.

Encourage businesses that offer downtown
living amenities, such as convenience stores,
to operate downtown.
Ensure that a portion of the downtown
residences are available to seniors and low
and moderate income residents.

The City should complete the removal of the
downtown Combined Sewer Overflows before
downtown residential is actively pursued.

Downtown Decatur

The City should determine if state, federal, or local
funds are available and utilize if possible.
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What can we do? HOUSING PLAN
APPEARANCE OF RENTAL HOUSING

IMPLEMENTATION:

Most communities’ housing codes are local ordinances or laws that require
owners of property, including landlords, to maintain the property and make any
necessary repairs. These codes typically necessitate that residential rental
properties offered by a landlord must meet the minimum standards established
in the code.

The City should create a Rental Registration Program to include strengthened
minimum standards for dwelling conditions, safety, parking, etc. Fees collected
from the registrants can be applied to enforcement of code, incentive programs,
or low interest loans.
The City should inform renters of nuisance ordinances by creating a “Nuisance
Ordinance Bill of Right and Responsibilities” brochure that can be distributed in
the monthly utility bill.

GOAL:
Improve the overall appearance and quality of rental housing.

The City should explore grant opportunities by determining the various
programs for which they are eligible.

POLICIES:
Utilize existing Nuisance Ordinances to enforce aesthetic standards and revise
it to specifically address rental properties.
Create a Rental Registration Program to address rental housing issues.
Apply for HUD and USDA funding to aid landlords and renters with upkeep and
maintenance.
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What can we do? HOUSING PLAN
ADDITIONAL HOUSING CONSIDERATIONS

NEIGHBORHOOD STABILIZATION PROGRAM (NSP):

HOUSING FOR SENIORS AND THE DISABLED:

Decatur meets the qualifications necessary to apply for HUD’s Neighborhood
Stabilization Program. It is recommended that the city explore the feasibility of
completing the HUD application for the Neighborhood Stabilization Program.

Currently, approximately fifteen percent of Decatur’s population is sixty-five and
over. Within the next ten to twenty years, that could double to an estimated
thirty percent.

NEIGHBORHOOD INFILL:
Vacant and abandoned properties not only decrease surrounding property
values, which in turn lower property taxes, they can also destabilize
neighborhoods. Municipalities are then responsible as part of their nuisance
abatement duties to maintain and clean them using valuable resources and
funds.

It is recommended that additional senior housing and housing for the disabled
be incorporated into future plans. One possible avenue is the potential
redevelopment of the downtown area. Restored buildings could provide
convenient first floor housing and put everyday necessities within walking
distance. Another approach could be the utilization of the USDA Repair and
Rehabilitation Loans or Section 504 assistance to modify existing homes.

It is recommended that the City utilize tools such as the NEZ and/or the NSP to
rehabilitate existing structures or develop underutilized land. These options
should be considered before converting undeveloped land to build new. This
infill process will maximize City resources, increase the tax base, and at the
same time present healthier looking neighborhoods.

NEIGHBORHOOD EMPOWERMENT ZONE (NEZ):
The Neighborhood Empowerment Zone is a segment of a neighborhood, as
designated by the City, that can receive incentives to promote affordable
housing and economic development, and improve the quality of social services,
education, or public safety to residents of the NEZ. The NEZ program is the
vehicle by which incentives like building permit fee waivers, release of city
liens, and municipal property tax abatements can become available.

SUSTAINABILITY OPTION:
Give tax credits for utilizing sustainable features such as rain
gardens, rain barrels, or pervious driveway surfaces like brick
pavers or pervious pavement systems.

It is recommended that this program, or similar programs, be granted to
homeowners, investor-owners, and developers proposing new construction
projects or rehabilitation projects that are located within the NEZ area.
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What can we do? TRANSPORTATION PLAN
A Transportation Plan should provide equity and access to all users and
promote effective travel and convenience for residents, workers, and
visitors. It should serve quality of life, economic productivity, community
livability, and environmental viability.
The figure to the right shows that Fort Wayne is approximately twenty
miles northwest of Decatur and is linked by both US Highway 27 and the
Chicago, Fort Wayne and Eastern Railroad. These links broaden
Decatur’s transportation system to include Fort Wayne’s impressive
railway system as well as I-69 and I-469. US Highway 27 continues south
to adjoin Monroe, Berne, and Geneva, respectively. Decatur is also
connected by US Highway 224 to I-69 to the west and to Van Wert, Ohio
and I-75 to the east. US Highway 33 acts as a direct conduit for
southeast-bound traffic going to Willshire and Rockford, Ohio. In the
1950s, the development of Decatur was markedly changed when U.S.
Highway 27 was relocated from the downtown area to 13th Street.
In 2010 or 2011, the Indiana Department of Transportation (INDOT) will
raise US Highway 224 from the bridge to a half mile east. They have no
other planned changes within the Decatur city limits.
The City currently has numerous road resurfacing projects and sidewalk
improvements goals. One of the major projects the city is planning to
undertake is the widening and adding of curb and gutter along Monroe
Street from Piqua Road to the east city limits. All of these future plans are
located on the east and south sides of town. There are no road
relocations or modifications planned that would alter the City’s current
transportation configuration.
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What can we do? TRANSPORTATION PLAN
THOROUGHFARES
The Federal Highway Administration
(FHWA) has several classifications of
functional road systems in urbanized areas.
Functionally classified roadways are the
only roadways eligible for federal funding.
The Urban Principal Arterial road can be
defined as being extraordinarily important to
an area due to its location and to the nature
of the travel it serves. An Urban Minor
Arterial road interconnects with and
complements the Urban Principal Arterial
network. The Urban Collector streets
channel residential, commercial, and
industrial areas to the aforementioned
higher-capacity road systems.
Decatur has numerous functionally
classified roads, as seen on this figure.
There are no Urban Interstates or Urban
Other Freeway/Expressways within the city
limits. However, there are Urban Principal
Arterial roads such as US Highway 27/33 (a
four-lane divided highway), US Highway
224, and US Highway 33 that form a major
transportation axis which anchors the city.
Urban Minor Arterial roads such as Piqua
C I T Y
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What can we do? TRANSPORTATION PLAN
BRIDGES

Road, Monmouth Road, Winchester Road/2nd Street, Mercer Avenue, Monroe
Street/E 600N, Nuttman Avenue, and a portion of Jackson Street, Marshall
Street, 5th Street, and 300E assist the principal roads with traffic flow. The
Urban Collector system is quite comprehensive. Washington Street/650N,
100W, Patterson Street, High Street, 3rd Street, 5th Street, Grant Street, Line
Street, Elm Street, 11th Street, Village Green Drive, and a portion of Monroe
Street, 100E, 200W, Dayton Street, 9th Street, 1st Street, and Bollman Street
all comprise this extensive collection system.

Currently, Decatur is served by four bridges. Two are located in the immediate
downtown vicinity on Monroe Street and Jackson Street, with the remaining two
located north of the downtown on US Highway 27 and Monmouth Road. Those
wishing to cross the St. Marys River south of the downtown area must travel an
additional five miles to the south. Although bridge access is not normally an
issue, it has proven to be a problem when flooding occurs and reaching a
bridge becomes difficult for some of the residents who live south and east of
town.
Although the opinion survey did not indicate that the residents of the city see a
need for an additional bridge, it is recommended that the appropriate
transportation agency perform a St. Mary’s River Crossings Transportation
Study. This will determine if a bridge on the southern edge of the community is
needed based on population, traffic volume, and safety.

Historic Decatur
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What can we do? TRANSPORTATION PLAN
TRAFFIC VOLUMES
The Average Annual Daily Traffic
(AADT) measures a road’s traffic
volume. This measurement is used in
transportation planning and helps guide
the decision making process for
improvements. It represents the typical
amount of traffic on a section of roadway
within a twenty-four hour period. Traffic
volumes are collected on each of the
functionally classified roads within the
City of Decatur.
According to the AADT figure to the
right, Monroe Street and 13th Street (US
27/US 33) are two of the most heavilytrafficked functionally classified roads.
Monroe Street in the downtown
experiences almost 14,500 vehicles per
day while 13th Street sees approximately
23,000. US Highway 224 ranges from
slightly more than 4,000 on the west side
of Decatur to over 7,500 on the east.
Most other classified roads within the
City limits average 2,000 to 4,000.
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What can we do? TRANSPORTATION PLAN
BICYCLE AND PEDESTRIAN FACILITIES
The Northeast Indiana Regional Bicycle and Pedestrian Plan identifies the
existing and proposed bicycle and pedestrian facilities (trail, on-street bicycle
facilities, and rail-to-trail corridors) throughout northeast Indiana, including the
Decatur area. This plan should be used as a starting point and guide for
future bicycle and pedestrian improvements all through the City of Decatur.
Utilization of this plan as well as expansion upon the proposed will not only
support connectivity throughout the City, but also to the surrounding
communities. The Railway Redevelopment Plan of this document further
addresses the trails by connecting these paths utilizing the railroad right-ofway.

C I T Y
34

O F

D E C A T U R

What can we do? TRANSPORTATION PLAN
ACCESS MANAGEMENT

IMPLEMENTATION:

According to the Federal Highway Administration (FHWA), a
well designed Access Management (AM) plan will promote a
transportation network that is not only safe and efficient but
maintains mobility as well. By utilizing techniques such as
access spacing, driveway spacing, safe turning lanes,
median treatments, and right-of-way management, the
overall operational viability of the transportation network can
be increased.

The City should coordinate with the
appropriate transportation agency to perform
a St. Mary’s River Crossings Transportation
Study.
The City should complete an Access
Management Plan that is representative of
the community’s size and needs.

GOAL:

The City should coordinate with the
appropriate transportation agency to perform
a Long Range Transportation Plan. Note:
this plan could also include the River
Crossings Transportation Study and the
Access Management Plan.

Provide safe and effective transportation networks and
intermodal transit systems for the betterment of the
community’s quality of life.

The City should incorporate city planned
sidewalks into the Sidewalk Master Plan as
noted in the Public Infrastructure Plan.

As of May 2010, the City of Decatur did not have an AM plan.
A plan such as this could be especially important along busy
corridors or where safety has been an issue.

POLICIES:

The City should continue to build upon the
existing trail system by constructing the
proposed trails.

Create a city-wide connected trail system.
Ensure that all appropriate transportation studies and plans
are completed as necessary to provide the citizens with
adequate transportation services.
Continue planning for the future transportation needs of the
community.

The City should adhere
recommendations set forth
aforementioned plans.

to
in

the
the

Sample Access Management Scenario
C I T Y
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What can we do? TRANSPORTATION PLAN
PUBLIC TRANSPORTATION

reasons as to why a public transportation system would be beneficial, it has not
received the support necessary to come to fruition.

For many young, low-income, elderly, or disabled residents, public
transportation is one of the primary means for accessing essential services.
Public transportation is necessary to help people maintain productive and
independent lives. According to the survey, there was no overwhelming
support for public transportation. However, it does reflect on a community’s
quality of life. With an aging population and with resident welfare at stake, it
may require future consideration.

GOAL:
Increase the quality of life by providing public transportation particularly for the
aging, disabled, and other carless residents.

POLICIES:
Form local and regional partnerships to maximize the resources and benefits of
a public transportation system.

According to INDOT’s 2008 Public Transportation Figures, Adams County
receives no state or federal assistance. A review of this eight-county summary
also finds Adams County with only five vehicles, the second highest cost per
trip, and the fewest trips completed. Although these vehicles are dedicated for
the elderly and disabled, there is still an indication that public transportation
should be considered and that funding sources should be pursued.

Utilize state and federal monies to assist with the creation and running of a
public transportation system.
Adhere to the recommendations set forth in the 2007 Adams County Public
Transportation Feasibility Study.
Compliment the principles of Smart Growth by providing a variety of
transportation choices.

Currently, there is only specialized transportation offered by the Adams County
Council on Aging to those older than sixty and the disabled. It is funded
primarily through the federal Older Americans Act with little cost offset from
passenger donations. The trend of usage has been slightly declining and, due
to increased costs, this downward slope is likely to continue if the system’s
volume does not increase.

IMPLEMENTATION:
The City should support the efforts of the Adams County Council on Aging
system to provide public transportation to all residents.

According to the 2007 Adams County Public Transportation Feasibility Study
conducted on behalf of the Adams County Council on Aging, 77% of the public
respondents indicated they would use public transportation. However, with
neither bus nor taxi services, there are currently no transportation modes
available to other residents without vehicles. Although this study notes several
Source:

Adams County Public Transportation Feasibility Study (2007)
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What can we do? TRANSPORTATION PLAN
SMART GROWTH
Until recently, transportation systems fundamentally supported sprawl. One of
the primary purposes of highway development from the 1950s through the
1980s was to encourage businesses to locate in remote office parks, far from
traditional, walkable downtowns. As a result, the automobile became the travel
mode of choice leaving public transportation and non-vehicular transportation
as an afterthought.
The detriments of this type of system become increasingly apparent when a
portion of the population has neither vehicle nor access to public transportation.
It is also not conducive to the Smart Growth principles in that there are no
variety of transportation choices, there are no multi-model transportation
networks, and little system connectivity.

Downtown Decatur

POLICIES:

GOAL:

Apply Smart Growth principles when considering transportation development.

Ensure that transportation development is Smart Growth friendly.

Consider multi-model transportation networks and public transportation.

IMPLEMENTATION:
The City should better coordinate its land usage with transportation usage.

SUSTAINABILITY OPTION:

The City should address the lack of public transportation by referring to the
recommendations set forth in the Transportation Plan of this document.

Continue building on existing bike and
pedestrian paths to create a city-wide nonmotorized transportation network.

Source:

The City should promote a multi-model approach by ensuring connectivity
between pedestrian, bike, transit, and road networks.

Smart Growth America
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What can we do? ECONOMIC PLAN
This chapter focuses on detailed economic development initiatives that are
designed to improve the economic conditions of the community. Below is a
summary of the four primary goals that should be considered in economic
development efforts. They are listed in order of priority, as recommended by
the comprehensive plan.

RETENTION AND EXPANSION OF LOCAL BUSINESSES
The primary economic development focus for Decatur should be to retain and
enhance local businesses through financial and political support. Examples of
this support include enhancing productivity and efficiency through new
equipment, providing affordable capital for physical expansion, and committing
to present and future assistance. Despite having a relatively concentrated
employment base, Decatur has an extremely strong core of local businesses
that drive its economy. This core consists of companies like Fleetwood Motor
Homes, Thunderbird Products, Bunge North America, and Dean Foods and is
one of the strongest for outlying counties in the Fort Wayne region.

Bunge North America
than on existing businesses needs, it will be exponentially more difficult for
Decatur to grow its local economy.

Given that 70-80% of local jobs are typically generated through business
retention and expansion (BRE), it is extremely important that the city coordinate
with local, county, and regional economic development initiatives to retain
these businesses, as well as seek opportunities for their expansion. This is
especially true given regional and national economic trends in the
manufacturing sector, as well as the overall competitive position of Decatur in
terms of the ability to attract new employers. A strong, growing, and loyal core
of businesses presents the optimal platform from which to expand an overall
economy. If this core were to erode by focusing on business recruitment rather

The effort to support Fleetwood RV – which was severely impacted by the
recession – is a perfect case in point. Without local economic development
support, Fleetwood, which is the largest private employer in the county, might
have been lost to the community forever. It would have been extremely difficult
to replace those jobs through business recruitment.
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What can we do? ECONOMIC PLAN
ENHANCE ACCESS TO TRAINING AND EDUCATION

GOAL:
Create funding and negotiation framework that secures, expands, and
enhances local companies and businesses.

Decatur, like many communities of its size and location, suffers from a lack of
residents with post-secondary degrees. The most recent data puts Decatur’s
percentage of college graduates at 11% - half that of the State’s rate of college
graduates. Historically, the lack of educated residents has been a relative nonissue, as most employers offered jobs that did not require college degrees.
However, the community’s lag in higher education will likely have a major
impact on future efforts for economic development in three primary ways. First,
it prevents the community – and the county – from being able to achieve growth
in professional services or financial businesses that would complement the
more “blue collar” businesses that currently exist. Second, industries of all
kinds are continuously integrating higher levels of technology that require – if
not a college degree – at least some post-secondary training to manage and/or
operate. Third, the lack of available higher education facilities means that there
is a “brain-drain” of young residents who are forced to leave the community to
obtain education elsewhere. Even if these young residents choose to return to
Decatur, there would be fewer higher education employment opportunities
available to them. Retention of local talent is an important component to a
sustainable economic future.

POLICIES:
Concentrate economic development efforts on accommodating the expansion
needs of those firms / companies already located within the City.
Seek opportunities to complement and support the work of the Adams County
Economic Development Corporation (ACEDC) in terms of business retention
and expansion.

IMPLEMENTATION: See How can we do it?
The City should continue provide local incentive programs to support ACEDC in
business retention and expansion efforts, such as tax abatements, loans, and
grants that are tied to job creation.
The City should consider the creation of an Economic Revitalization Zone
(ERZ) to facilitate tax abatements specifically for the City of Decatur. (Refer to
page 77 for an explanation of this district.)
The City should promote opportunities for local county businesses to locate /
expand in the City business park.

Creating a facility and program that offers post-secondary education is an
essential step for the future of the Decatur and Adams County economies.
There are many existing needs in the community including opportunities for
graduates of local high schools to move on to Associates and Bachelor
degrees, for existing workers who find themselves out of work to have the
opportunity to re-train for new employment, for the provision of vocational
training, and for employer specific training for existing and new businesses.

The City should demonstrate a commitment to local employers through political
and/or financial support.
The City should expedite and/or facilitate permits, land acquisition, and other
methods of assistance to businesses who commit to certain levels of
investment.
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GOAL:

Indiana has done a good job expanding its network of higher educational
facilities across the state, particularly around satellite campuses.

Improve the training and education of Decatur (and Adams County) residents.

Establishing such a facility and program will require a county-wide partnership
that brings in the resources of every community, local and regional economic
development organizations, school districts, and state-wide institutions. In
working to establish such an education based center, Decatur officials should
seek its location within the boundaries of the community. Although a location
on the periphery of the community in a newly built building has a certain
appeal, the potential economic impact of such a facility means that
consideration should be given to its location in Downtown Decatur, where it
could become a major
market generator for district
revitalization.

POLICIES:
Increase access to post-secondary degrees and coursework.
Create training programs for both employed and unemployed workers.

IMPLEMENTATION:
The City should establish partnerships to build an Education Center that
provides community college / adult sources, vocational training, and job specific
training.
The City should seek to locate the Education Center in Decatur, specifically
Downtown, where it can serve as a key market generator for local businesses.

RECRUIT AND ESTABLISH NEW BUSINESSES
Business recruitment, which is oriented around leveraging existing assets to
draw in new employers, is an important yet very difficult activity of economic
development. Adams County and Decatur lack some key business amenities
that are traditionally used to attract new business investment, such as an
interstate, extensive rail system, or an educated workforce. However, there are
opportunities to leverage what assets exist, as well as invest in infrastructure
that might level the playing field with other counties or regions.

Ivy Tech
Columbus, IN

Indiana University
Indianapolis, IN
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Public infrastructure generally refers
to the services and facilities
provided by a government to its
citizens. Transportation systems
and utility systems including water,
sewer, and broadband are among
the most common.
Good
infrastructure is a key business
amenity, and Adams County has
done well in establishing two
Thunderbird Products Corporation
Certified Site Ready business parks
– one in Decatur – that are immediately available to interested businesses.
Upgrading the rail bridge in Decatur is another key piece, as this will assist in
expanding access to several businesses, especially Bunge North America. As
technology becomes more and more important to business - the creation of a
Broadband network will also be important to the economic infrastructure.

GOAL:

Adams County has a number of mature industrial clusters that can be
leveraged to recruit new businesses. These include Food Manufacturing, Tool
& Die, Boat Manufacturing, and Automotive / Motor Home production. Countywide, Furniture, Graphics and Woodworking are additional clusters. The
number of available clusters underscores the unheralded economic diversity of
the County. It also provides ample opportunity to recruit in-kind businesses
that can benefit from the concentration of in-kind business as well as access to
a skilled workforce.

The City should monitor the economic competitiveness of Decatur as related to
adjacent and nearby counties.

Utilize infrastructure improvements and existing industry clusters to attract new
businesses.

POLICIES:
Invest in infrastructure improvements necessary to attract new companies.
Prepare city-based incentive and financial packages focused on recruitment for
Decatur.
Identify existing employment clusters, focusing on the skill-sets, the regional
and national trends, and the specific infrastructure or financial needs
associated with each.

IMPLEMENTATION:
The City should research what targeted businesses are looking for
infrastructure to make location decisions.

The City should invest in a high capacity broadband network, which not only
appeals to business but also residents.
The City should leverage the upgrade of the railroad river bridge to support key
employers.
The City should recruit new businesses based on existing clusters.
The City should continue to actively participate in regional economic
development partnerships to establish relationships and monitor trends.
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DIVERSIFY THE ECONOMY

nor the education levels to attract these professional sectors and Service sector
employment such as Retail and Hospitality are growth centers but pay lower
wages. Other Service sectors like Education and Hospital related employment
are limited to the size of Decatur’s growth, which is not expanding at a fast
pace.

From a broad economic standpoint, Adams County has a heavy concentration
of employment in the manufacturing sector. Between 40-44% of all jobs in the
County are in manufacturing. On the surface this is concerning, as national
and regional trends show a general decline in manufacturing employment.
Between 2000 and 2008, the Fort Wayne
Metro Area has lost more than 22,000
manufacturing related jobs, and the State of
Indiana shed over 144,000.
The
concentration of manufacturing employment
in communities around Indiana has led to
significant negative impacts, particularly in
places like Anderson, Marion and Kokomo,
all of whom have been hit hard by the
contraction of the domestic automobile
industry. Indeed, the urban economic
decline has often been tied to the decline of
a particular industry – a community’s major
employer.

It is worth noting that Adams County’s
economy – and by relation Decatur’s
economy – is more diversified and strong
than macro-level statistics lead one to
believe.
First, the strength of the
County’s
core
employers
kept
employment from falling during the
recession of 2009 until well after major
employment losses at the State and
Metro Area levels. Second, unlike the
three communities mentioned above who
had significant amounts of employment
based in a small number of firms, Adams
County’s core manufacturing employment
is much more evenly spread. About half
of all manufacturing employment is
A recent response to this scenario has been
spread between 15 major companies,
to focus on economic diversification so that
Motorsports Festival, Downtown Decatur
with the remainder spread between much
communities, counties, or regions are more
larger numbers of small employers. Similarly, the top seven manufacturing
protected from the decline of one particular industry. Diversification, however,
firms located in the City of Decatur account for only one-quarter of all
can mean many different things. Diversification away from goods-producing
employment. This is what is referred to as “manufacturing diversity” – as
sectors like manufacturing typically means growth in Finance, Insurance, Real
opposed to broad economic diversity. Although many jobs are still
Estate and Service sectors. Decatur and Adams County have neither the size
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GOAL:

concentrated in manufacturing or goods-producing sectors, there does exist a
certain level of diversity that should serve to protect the local economy from
major shifts in one or two primary employment sectors, like Steel or Automobile
production the two sectors that have caused significant job losses with the
State of Indiana.

Economic diversification through business start-ups and expansion using the
existing skill sets of the workforce.

POLICIES:

The primary opportunity for economic diversification (and new business growth)
lies in the current assets of the local labor force. The skills of many in the
workforce could potentially be used for other industries, and lead to economic
diversification through a proliferation of small and medium sized firms that may
be within the same heading, but which are tied to a wider range of economic
trends than the automobile industry or the steel industry.

Build a diversified industrial / employment base utilizing existing assets / skill
sets.
Enhance access to education and training.

IMPLEMENTATION:
The City should conduct a study of the existing skills in the local labor force,
focusing on the tangible activity as opposed to the end results (i.e. knowledge
of working with fiberglass as opposed to making a powerboat).
The City should research and target different firms and industries that use the
skills available in Adams County and Decatur.
The City should explore available funding to create – and operate – a business
incubator to grow entrepreneurial initiatives.

Historic Downtown Decatur
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Four key business areas have been defined for discussion in this plan; the
Downtown District, the Railway Redevelopment District, the Thirteenth Street
District, and the Riverfront Redevelopment District. An additional boundary, the
Tax Increment Financing (TIF) boundary, encompasses these four districts as
well as higher tax-base properties and areas central to development. Each of
these areas has unique circumstances, challenges, and advantages that must
be addressed independently and, at the same time, in context with the city
overall. (Refer to page 77 for an explanation of the TIF district).
The figure to the right represents boundaries that have been provided for
geographic reference only. They are not official delineations, rather a
locational aid for the ensuing Business Plan discussions.

Decatur City Hall, Legion Park, and Fire Station
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DOWNTOWN DISTRICT
Economic Development
Decatur’s downtown area is relatively successful in that it does not have a
significant number of first floor vacancies and there is a reasonable mix of
retail, dining and services businesses, and organizations. However, there are
areas in need of improvement, such as the section of 2nd Street north of
Monroe Street as well as the major corner buildings at the intersections of both
1st and 2nd Streets and Monroe Street. Market indicators for the downtown
area suggest that there is a limited immediate market for private investors to
capitalize upon. Therefore, it is necessary for the public sector to provide
incentives to businesses and property owners to kick-start improvements
throughout the downtown area.
Downtown incentives should take the form of two primary categories; (1)
incentives for new businesses to locate in Downtown and (2) incentives to
rehabilitate under-utilized and/or deteriorating Downtown buildings. The first
appeals to entrepreneurs who are having a difficult time getting their business
off of the ground. The second is targeted at what might be the most important
need – refurbishing ground floor and upper floor spaces to make them
habitable to businesses. Upper story renovations are important because
ground floor spaces are most appropriate for retail businesses that rely on
drive-by and walk-by traffic. Service businesses, like law firms or
organizational offices, tend to take affordable ground floor space when there is
not a good inventory of upper story or off street office spaces and the market
does not support investing in such spaces.
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It is feasible to connect these
incentives with some provided
through the County’s Economic
Development Corporation, but they
would most likely need to be
administered by City staff to ensure
implementation. The creation of a
not-for-profit
downtown
development organization is a
possibility, start-up and ongoing
operations of such an organization
should be funded by membership
dues. An alternative is to assign
part-time duties to a member of the
City staff.

IMPLEMENTATION:
The City should connect Downtown into a potential city-wide
Economic Revitalization Zone (ERZ) that offers Tax Abatements
to businesses and/or property owners who commit to major
investments in the Downtown area. (Refer to page 77 for an
explanation of this district.)
The City should establish a Riverfront Redevelopment District,
which creates special opportunities for entertainment, art
venues, and dining establishments within the district, particularly
for sit-down, upscale restaurants.
The City should apply for a Downtown Revitalization / Focus
Fund Planning Grant from the Office of Community and Rural
Affairs (OCRA). This plan will assist in connecting to additional
funding available from OCRA, particularly for Façade and Streetscape
improvements.

Downtown Decatur

GOAL:

The City should create a revolving micro-loan fund specifically for Downtown
businesses and property owners. This fund might consist of loans between
$500 and $20,000 and would assist businesses with funding for small but often
necessary projects while representing a relatively small investment from the
City. These loan funds can also be utilized to administer a local façade
improvement program which might complement or replace a State funded
program.

Encourage business investment in Decatur’s downtown area with special
incentives designed to encourage small businesses and the rehabilitation of
available retail space.

POLICIES:
Assemble, market, and implement a menu of incentives to attract new, and
support existing, commercial businesses in Downtown Decatur.

The City should establish an Economic Improvement District (EID). EIDs are
special taxing districts that are designed to raise funds for specific purposes,
often common / public area maintenance, marketing and staff support.

Develop funding models specifically for the rehabilitation and improvement of
buildings and other structures in Downtown Decatur.
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Revitalization

POLICIES:

Although downtown Decatur is a
relatively small portion of the city, it is
immensely important in determining the
health and image of the city. Second
only to economic viability, the character
and appeal of a core area such as this is
vital to its success.

Create official organizations whose primary responsibility will
be to deal with downtown matters.

An evaluation of past conditions and
present downtown inventories will be
imperative when determining the best
course of action. This analysis must go
beyond perceptions and truly focus on
the current resources available, such as
aesthetics,
buildings,
businesses,
housing, traffic, parking, amenities, and
infrastructure.

Develop natural features and promote unique events in the
downtown area to draw attention, stir interest, and create a
source of identity.

Capitalize on the benefits and expertise of recent renewal
projects to continue downtown revitalization efforts.
Create alternative funding sources to support the revitalization
endeavor.

Continue to utilize and position the downtown as the heart of
the community.
Explore the downtown for additional residential opportunities
as recommended in the Housing Plan.

GOAL:

Improve appearance of downtown with façade enhancements
and landscaping.

Create a downtown environment that is
stable, functional, and attractive to
residents, visitors, and businesses alike.

Expand the downtown image by using the downtown and
corridor signs as noted in the Appearance and Aesthetics
plan.
Ensure that adequate amenities, such as parking, will be able
to support downtown residential and increased business.
Example of Downtown Revitalization Project
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IMPLEMENTATION: See How can we do it?
The City should aid in the creation of a downtown business owners or property
owners group, to build public-private investment partnerships that foster
economic, cultural, and social growth.
The City should establish a Redevelopment Commission.
The City should explore alternative sources of financing such as Tax Increment
Financing (TIF) districts and low interest rate loan programs in an attempt to
support the downtown revitalization efforts. (Refer to page 77 for an
explanation of the TIF district.)
The City should conduct the necessary downtown inventories to establish an
understanding of the present conditions. Note: this study can be performed in
conjunction with the Adaptive Reuse Analysis recommended in the Housing
Plan.
The City should address their Development Standards by revising the
guidelines to include maintaining historic appeal and character in the downtown
area.
The City should create land use and zoning frameworks that support and guide
mixed use downtown development.
The City should complete applications and submit requests for state, federal,
and local funding in support of revitalization efforts in the city core.

Examples of Downtown Revitalization Projects
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RAILWAY REDEVELOPMENT DISTRICT
As shown in the figure to the right, this district begins at Meibers Street,
continues south along the railroad right-of-way, and ends at Adams Street. It
encompasses the former Casting Site, the former GE Site, a variety of
businesses, the former Train Station, the City Fire Station, and a few homes.
The purpose of defining this district is to highlight its importance and potential
within the community. This district is highly valuable due to the rail spur that
bisects it and because of its central location within the city. The old Casting
Site and the old GE Site comprise the northern most twenty acres of the region
and are arguably the most important parcels.
A Phase II Environmental Site Assessment has been performed on the six acre
site at the very north of the Railway Redevelopment District (old Casting Site).
There has been forward movement by the City and the Adams County
Economic Development Corporation (ACEDC) to prepare this site for
redevelopment. The success of its eventual rehabilitation appears likely and
both agencies are prepared to market it based on its industrial attributes.
To the south of the former Casting Site is a thirteen and a half acre parcel, the
former GE Site. This property was closed in the early nineties and has
received limited attention from its owners. Approximately half of the buildings
have been torn down, leaving the half thought to be the most in need of
attention. It is unknown if a Phase I Environmental Site Assessment has been
completed as the site remains privately owned and such a study has not been
publicly released.

Source:

Adams County Economic Development Corporation
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The City is limited in its ability to actively pursue rehabilitation and
redevelopment because of the private ownership issue. Another major
deterrent is the unknown environmental condition of the site. However, its
location is of the utmost importance to the vitality of the surrounding
neighborhood and its commercial qualities are significant to the community’s
strength.
The former Train Station,
located south of Monroe
Street, has great potential.
The possibilities range
from a County Art Center,
County Tourism Center, a
center for City activities, or
simply be maintained as
an
iconic,
historic
landmark.
The Railway Redevelopment
Decatur Train Station
District could also serve as a connectivity corridor by sharing the railroad rightof-way with a non-motorized path. As shown on the figure to the left, the trail
could begin at the proposed bike trail along Patterson Street and go north to
Washington Street. At this junction, the trail could diverge; going west to the
path at Hanna Nuttman Park and east to another leg of the proposed bike lane
on the east of the St Marys River.

SUSTAINABILITY OPTION:

Utilize the railroad corridor to connect
disjointed bike and pedestrian paths.
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IMPLEMENTATION: See How can we do it?
The City should continue to partner with the Adams County Economic
Development Corporation (ACEDC) to promote this region as a city asset.

GOAL:

The City should consider other uses for the former GE Site such as an
educational center, a business incubator, or as office space for service-oriented
businesses.

Former GE Site

The City should address their Development Standards by requiring landscape
buffers between industrial sites and abutting residential properties and railroad
right-of-way.

Repurpose underutilized properties within the Railway Redevelopment District.

POLICIES:
Continue to actively market the
vacant properties within this
corridor.
Explore other uses for
properties within the district.

the

Make the industrial sites more
neighborhood-friendly
and
appropriate to the surrounding
residential zoning.
Capitalize on its central location
and wide right-of-way widths for
Smart
Growth
applications.

The City should address their Development Standards by modifying ordinances
and development standards as needed to protect the residential quality of the
surrounding neighborhoods.

A Phase 1 Environmental
Site Assessment is
performed to identify if a

The City should enforce the Nuisance Ordinances as set forth in the City’s
Codes to protect the residential quality of the surrounding neighborhoods.

site is contaminated.

The City should maximize the versatility of the railroad corridor and encourage
Smart Growth tenets by promoting non-motorized uses within it.

A Phase 2 Environmental
Site Assessment is

The City should contact the owners of the old GE Site and continue to
coordinate and discuss the future plans for the site.

performed to determine the
nature and extent of the

The City should perform a cost-to-benefit analysis to decide if it is in the City’s
best interest to procure the former GE Site.

contamination.

The City should repurpose the former Train Station and draw upon its history
and location for community betterment.
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RIVERFRONT REDEVELOPMENT DISTRICT
The St. Marys River was once vital to the development of the city. The
services it provided enabled Decatur to grow and thrive. However, as years
passed, technology advanced, and priorities changed, its importance
decreased and slowly faded into obsolescence. The Riverfront Redevelopment
District’s primary goal is to revitalize the interaction with the St. Marys River by
creating a riverfront of urban mixed use developments that maximize the river
and its central location to the downtown. This district would act as a gathering
and activity place containing commercial, business, residential, and public
uses.
As mentioned in the Downtown Plan, the formation of the Riverfront
Redevelopment District would create special opportunities for dining and
entertainment establishments. It would also serve to focus development that
would enhance the relationships between the river, the downtown, the
residents, businesses, and tourists.
See the back of this document for a Riverfront conceptual design.

SUSTAINABILITY OPTION:
As a component of the Riverfront Master Plan and Flood
Overlay District, prevent and, where possible, eliminate
environmentally inappropriate uses along river banks.
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architectural style that both complements and enhances the value of the
Downtown District.

Evolve the riverfront environment into one which maximizes the waterfront as a
place of activity, a center for business, an opportunity for residential
development, and the heart of civic celebration.

The City should develop site layouts for waterfront parcels that will ensure the
provision of recreational spaces and maintenance of ecological functions.
The City should identify opportunities to expand existing recreational areas and
create new parks along district waterways.

POLICIES:
Protect and preserve the St. Marys River and its frontage for public use,
providing benefits to the entire City.

The City should create a TIF (Tax Increment Financing) District or an EID
(Economic Improvement District), possibly in conjunction with the Downtown
District, to provide a funding source that will be available for improvements.
(Refer to page 77 for an explanation of these districts.)

Respect the historical relevance of the site and its importance to the
revitalization of the downtown area.
Create and develop uses that extend the hours of activity beyond the normal
business day.

The City should create an overlay district that will incorporate the new
Development Standards and require developers to provide public access along
the waterfront and prevent the creation of new barriers

Encourage the redevelopment of areas adjacent to the riverfront in an urbanist
style and strengthen connections to and from the remainder of the city.

IMPLEMENTATION:
The City should conduct a comprehensive survey of waterfront property within
the district to evaluate and assess potential impediments to redevelopment.
The City should formally create the Riverfront Redevelopment District, finalize
its geographic area, and finalize the regulations under which it will operate.
The City should address their Development Standards by encouraging
development that utilizes high quality building materials and is of an

Examples of Riverfront
Revitalization Projects
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13TH STREET (US 27/US 33) DISTRICT
The 13th Street (US 27/US 33) District did not rank as a priority in the opinion
survey conducted for this document. However, it does represent a major
portion of the city and is a highly visible corridor. Although the issues noted
throughout the study were mostly those that applied to its appearance, it is
recognized as a significant economic benefit to the entire community.

GOAL:
Enhance the appearance and safety of this significant community gateway.

POLICIES:
Maintain traffic flow and promote a sense of continuity and appeal by utilizing
municipal management techniques.
Decrease the number of vacant buildings by encouraging infill development
and by supporting business development and patronage.

IMPLEMENTATION:
The City should create an Overlay District or address their Development
Standards to regulate signage, landscaping, sidewalk connectivity, and access
management.
The City should provide local incentive programs such as tax abatements,
loans, and grants to support an infill effort.
The City should begin a “Support Local” campaign to generate support for this
district by disbursing information in the utility bills, by releasing radio and
newspaper promotions, by encouraging business participation, and by putting
up “Support Local” signs.
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TAX INCREMENT FINANCING (TIF) DISTRICT
A TIF District is often established as a means of self-financing redevelopment.
An appointed Redevelopment Commission works to delineate the
redevelopment project area (TIF District) as well as create its redevelopment
plan. Properties within the TIF boundary will experience a freeze on their
property assessments at pre-development levels. Ideally, these property
values will increase due to the improvements, thus generating higher tax
proceeds. The additional tax revenues collected are then used to pay for the
debt incurred for the enhancements.
This boundary includes the entire city except where there are high
concentrations of houses. The residential areas that are included within the
TIF limits are those located near major thoroughfares, the railroad corridor, or
the four previously described districts.

GOAL:
Revitalize key areas within the city limits by utilizing self-financing options.

The RDC should issue a Declatory Resulotion announcing its intention to form
the TIF district including the purpose, need, and planned uses of the captured
revenus and an eventual Confiramtion Resolution when the TIF distrcit is
officialy adopted.

POLICIES:
Create a TIF district to help generate the funds needed for redevelopment.

The RDC should prepare a detailed plan including recommendations for any
Overlay District Standards, Development Standards, or Ordinance
amendments.

IMPLEMENTATION:
The City should form a Redevelopment Commission (RDC) whose immediate
purpose would be to establish a TIF district.

The RDC should establish a list of priority improvements that will support
additional development and initiavies within the TIF district.
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Public infrastructure generally refers to the services and facilities
provided by a government to its citizens. Transportation systems
and utility systems are among the most common of these features.
The provision and condition of these services is a direct reflection of
the quality of life to be found in a community.
In May of 2000, a review of the City’s existing utility infrastructure
was completed and a Master Plan for Water and Wastewater Utilities
was compiled. This plan has short and long term recommendations
that can be used as a planning tool for maintenance and future
development.
The City has spent approximately $9,785,000 on water and sewer
improvements from 2006 to 2009. Upgrades and expansions were
performed on various water and wastewater facilities.
The diagram to the left represents the Urban Services Boundary
according to the 1994 Adams County Comprehensive Land Use
Policy Plan. Referencing the Smart Growth principles, this boundary
should be changed to match the City’s current boundary and
establish it as an Urban Growth Boundary (UGB).

SUSTAINABILITY OPTION:
Rather than using the County’s Urban Services Area, create a
city Urban Growth Boundary (UGB). An UGB restricts growth
outside of the city limits in an attempt to control urban sprawl.
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Wastewater Utilities
As of June 2010, the Wastewater Department has
completed almost all of the five and twenty year
recommendations of the plan.
They continue to adhere to the Combined Sewer
Overflow (CSO) Operational Plan and have recently
eliminated some of the combined sewer overflows in
accordance with State and Federal requirements.
The CSO at Marshall Street has been removed, but the
Monroe Street and Jefferson Street CSOs continue to
operate during periods of heavy rain or spring thaws.
The City was notified in May of 2010 that they were
being required by the Indiana Department of
Environmental Management (IDEM) to eliminate the
remaining CSOs.
The few remaining septic systems are scheduled to be
abandoned in spring of 2010 and those residents will
hook into the City’s sewer system.

Decatur Wastewater Utility Map
Source:

The Bonar Group
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Water Utilities
As of 2010, a 500,000 gallon water tank was installed
on the east side of the city and auxiliary power at the
Winchester Plant was put in. The north and south
towers were reconditioned and the Monroe Street
plant’s softening system and electric were upgraded.
These were all completed as per the recommendations
of the 2000 Utility Master Plan.
The water department has a number of five and ten
year goals that include maintenance, equipment
replacements and upgrades, system dead-end
eliminations, a Winchester Street water plant
expansion, and an AMR metering continuation.
One of the critical issues on the department’s objective
list is to deal with an inadequate well system. This was
recommended by the Utility Master Plan due to the
diminishing water supply of some of the wells. The two
options outlined were to utilize the Berne well fields or
build a reservoir east of the City. The reservoir has had
a trace fracture analysis completed. The results of
which indicate that it might be a suitable location for the
future wells.

SUSTAINABILITY OPTION:
Utilize a Geographic Information System (GIS) to
better manage and maximize city utility assets.

Decatur Water Utility Map
Source:

The Bonar Group
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Communication Technology
Broadband is a high data rate internet access by which large
amounts of data are transferred over a wide range, or band,
of frequencies; the wider the bandwidth, the greater the
information-carrying capacity. It is a critical feature of the
modern global communications infrastructure.
There appears to be a strong correlation between broadband
deployment and employment in the finance, education,
healthcare, and manufacturing sectors. For example,
employment could increase as much as 0.2 to 0.3 percent per
year for every one percent point increase in broadband
penetration. An investment in broadband could support job
diversity, open new service markets currently inaccessible,
and serve to support the infrastructure deficiencies as noted
in the Economic Development Plan.
Access to the internet through a broadband wireless mesh or
fiber optic line rather than a standard telephone line could
improve the community’s quality of life and economic
marketability. It could also serve to entice young, educated
professionals to remain in the area which would in turn
decrease the “brain drain”.
Possible sources of funding can be through corporate
sponsorships or federal grants.

Sources: The Effects of Broadband Deployment on Output and Employment:
A Cross-sectional Analysis of U.S. Data
Master Plan for Water and Wastewater Utilities, 2000
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GOAL:

The City should continue to adhere to the recommendations set forth in the
2000 Utility Master Plan until an update can be performed.

Ensure the residents and businesses continue to receive adequate public
services in order to maintain a good quality of life and promote a healthy
business sector.

The City should modify their zoning and ordinance regulations to prohibit
private sumps and roof drains from emptying in the city sewer in the event that
the storm system becomes completely separated from the sanitary system.

POLICIES:

The City should consult both the Comprehensive Plan and the Utility Master
Plan for new development requests and only allow new construction if it is
compliant with the recommendations of both plans.

Operate under Utility Master Plans that are up to date and relevant. Continue
to adhere to the recommendations set forth in the Utility Master Plan for Water
and Wastewater Utilities 2000 (Utility Plan) until an update can be performed.

The City should address their Development Standards by requiring the
developer to build the infrastructure needed to effectively and efficiently
connect to the City.

Continue the separation or alteration of the current Combined Sewer Overflow
(CSO) systems to remain compliant with Indiana Department of Environmental
Management regulations.

The City should maintain a certain level of infrastructure quality by ensuring
that capital improvement budgets account for upgrades and upkeep.

Do not allow construction of new facilities until a thorough review of the current
infrastructure has been completed. If construction of new facilities is required,
adhere to the Smart Growth principles to maximize existing utilities.

The City should approve developments only after the proposed plans have
been reviewed and approved by the Water, Storm Water, Wastewater
Departments as well as the Design Review Board.

Future development should be compatible with the Future Land Use Map of
this document.

The City should begin a Broadband Initiative by developing a committee to
spearhead the project and by adopting policies that promote and expand
broadband penetration.

Promote communication infrastructure that will be conducive to attracting new
businesses and increasing the quality of life.

IMPLEMENTATION: See How can we do it?
The City should rectify the diminishing water supply issue as noted in the

The City should revise their Zoning Codes to remove the option of building
within City limits without connecting to public utilities.

The City should update the Utility Master Plan every ten years to ensure that

The City should control sprawl by creating an Urban Growth Boundary (UGB)
that matches the City’s current boundary.

2000 Utility Master Plan.

water and wastewater issues are addressed properly and in a timely manner.
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What can we do? PUBLIC INFRASTRUCTURE PLAN
SIDEWALKS

The Safe Routes to School Program is a state
funded initiative that helps subsidize sidewalk construction

Between 2004 and 2009, the City spent almost $91,000 for approximately one
mile of sidewalk replacement. The City budgets $30,000 every two years for
this purpose alone. The City’s Sidewalk Assistance Program pays for half of
the cost of the sidewalk and the full cost of demolition and removal. The
remainder of the sidewalk replacement cost is the responsibility of the home
owner/resident.

for the health and safety of the children as well as for the
promotion of a more sustainable way-of-life.

IMPLEMENTATION:

GOAL:

The City should complete a Sidewalk Master Plan that will inventory existing
sidewalks, denote priority areas, show proposed connections, compute
estimated costs, and serve to support a Safe Routes to School Program
application.

Improve
the
overall
safety,
appearance, and accessibility of
sidewalks throughout the City.

POLICIES:

The City should address the Design Standards by requiring new development
to include sidewalks.

Make certain that routes taken by children to school are connected by a
network of safe sidewalks.

The City should publicize the City Sidewalk Assistance Program by sending
informational pamphlets in the utility bills.

Ensure that the residents are aware of the city’s sidewalk assistance program.

The City should offer assistance of 60% or more to those residents within the
Neighborhood Empowerment Zones (as described on page 29) or for those
neighborhoods with two or more participating residents.

Offer additional financial incentives to low and moderate income home owners.
Offer additional financial incentives to groups of two or more residents within a
neighborhood.

SUSTAINABILITY OPTION:

Consider using pervious pavement systems for sidewalks rather than a standard impervious
concrete. Utilize recycled concrete as a pavement sub-base material for roads and other sidewalks.
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What can we do? PUBLIC INFRASTRUCTURE PLAN
CURBSIDE RECYCLING

IMPLEMENTATION:

Public input identified support for a city-wide curbside recycling program.
Curbside recycling offers residents with the most convenient means for
recycling household materials. In addition to improving the community’s quality
of life, there are numerous environmental and economic benefits as well.

The City should require future waste
management contracts to include a
curbside recycling component.
The City should provide appropriate
assistance with recycling campaign
and information dissemination.

GOAL:
Provide residents with curbside recycling services.

SUSTAINABILITY OPTION:

POLICIES:
Utilize City resources and influence to initiate a curbside
recycling program.

Research ways in which recycled
materials may be utilized locally.
Consider Curbside Recycling

Methods of Curbside Recycling:
-

Dual-Stream Recycling – containers are put in one bin and papers in another. Trucks are divided in half so workers can sort the bins

-

Single Stream Recycling – one bin is provided for all materials. It is easier for the drivers and involves fewer trucks and pick-ups.

-

Pay-As-You-Throw – residents are charged for the collection of ordinary household trash based on the amount they throw away. This

at the truck. This is the most popular form of curbside recycling in the U.S.
However, questions about contamination arise due to the commingling of the recycled objects.
creates a direct economic incentive to recycle and generate less waste.

Sources: Earth911
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What can we do? PARKS AND RECREATION PLAN
Decatur is a small city with open and recreational land both within and adjacent
to the city limits. Decatur’s character is derived from a variety of assets. The
first among these is the familiarity and care of community that comes with a city
of this size.
Adequate parks and recreation facilities are essential amenities needed to
maintain a suitable quality of life in the community. As the population of Decatur
grows, the demand for its parks and recreational programs will increase. To
maintain Decatur's quality of life, the supply of these parks and programs must
keep pace with the demand placed on them by a growing population. Parks
and open space also plays a key role in the quality of life in an area. The goals,
policies, and implementation strategies listed below provide a definition of open
space as applied to Decatur and its surroundings and provide a framework for
the identification and preservation of these areas.
Decatur’s Parks and Recreation Department works with both Adams County
Parks and Recreation Department and with the North Adams Community
School District to provide optimal usage of recreational facilities.
Numerous exisitng and proposed bicycle and pedestrian facilities have been
identified in the Decatur area. The figure to the right shows how these paths
can be interconnected to create an intermodal network throughout the City.
Supporting this connectivity will further the utilization of the parks by offering
residents and visitors with non-vehicular transportation options.
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What can we do? PARKS AND RECREATION PLAN
GOAL:

IMPLEMENTATION: See How can we do it?

Promote a comprehensive approach to Decatur’s park system by enhancing
the recreational opportunities for all residents, by increasing the City’s
connections with its natural environment, and by improving the visibility, the
access, and the recreational use of the St. Marys River.

The City should develop and utilize a 5-Year Parks and Recreational Master

Plan. The City should utilize this document in the procurement of Department of
Natural Resources grant funds.
The City should continue updating the Parks and Recreation Master Plan every
five years.

POLICIES:

The City, in conjunction with the Parks and Recreation Department, should
ensure that the acquisition of any park land be conducted so that each
neighborhood should have convenient access to park and recreation.

Continue to treat the Parks and Recreation Department as an integral
component of the city government and remain aware of its needs.
Provide equal citywide distribution of park improvement resources.

The City should research and implement opportunities such as scholarship
programs and commercial sponsorships to assist all youth, regardless of
income or background, in the participation of recreation activities.

Provide financing options and scholarships for low-income families to
participate in recreational programming.

The City should ensure that parks, including the banks of the river, offer natural
areas and preserves for quiet enjoyment and educational interpretation in
addition to active use areas.

Increase outdoor educational opportunities, especially along St. Marys River.
Incorporate the river into the
recreational lives of Decatur residents
as well as visitors and tourists.

The City should continue to promote increased partnerships between the public
school system and the Parks and Recreation Department.
The City should develop amenities along the river that will encourage water
based recreational activities such as canoe and kayak launch points.

Reconfigure and utilize unused park
space to respond to the needs and
desires of the local community.

The City should promote the recreational use of the river in tourism brochures
and publications.

Utilize park spaces to educate guests
about the local ecology.

The City should encourage joint sponsorship of a river trail system where city,
county, and private clubs maintain routes for non-motorized navigation.
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What can we do? APPEARANCE & AESTHETICS PLAN
POLICIES:

The overall aesthetics of a community can be a source of pride for its residents
and an important component of the quality of life in an area. A pleasant urban
environment not only concerns residents, it influences business recruitment,
and tourism as well. Most improvements in appearance will have benefits
beyond the initial renovation. For example, restoring historic structures will not
only improve the look of a downtown, it can also add to property values.
Maintaining the open space along river corridors will not only enhance its
natural beauty, it can also help promote sound water quality management.

Determine if the vacant and abandoned buildings have potential other uses.
Encourage infill development of vacant urban sites.
Support business development to decrease number of vacant buildings.
Encourage residents and business alike to participate with city beautification.

IMPLEMENTATION: See How can we do it?

ADDRESS VACANT AND ABANDONED BUILDINGS

The City should conduct the appropriate studies and assessments to

By far, the “Address vacant and abandoned buildings” issue in the Appearance
and Aesthetics category ranked highest. It is not necessarily the matter that
these buildings are vacant or abaondoned, but it is their outward appearance
and lack of economic productivity that is the concern. There are not a
disproportionate amount of empty buildings in the area when compared to
similar-sized towns. However, they are located primarily on high visibility roads
and therefore serve as a constant reminder to those who drive past them on a
regular basis.

determine the best course of action needed to repurpose empty buildings or
under-performing sites.

GOAL:

The City should use funds from the Rental Program, as outlined in the Housing
Plan, to help offset ordinance enforcement of vacant or abandoned rental
houses.

Improve overall appearance of
vacant
and
abandoned
buildings
and
increase
productivity of empty buildings.

The City should develop local incentive programs such as tax phase-ins, loans,
and grants to support an infill effort.
The City should begin a “Support Local” campaign as noted in the 13th Street
(US 27/US 33) District Plan and adhere to the recommendations set forth in the
Economic Plan to promote a healthy economic foundation for future infill
development.

Infill refers to the
redevelopment of sites that
have adjacent buildings and

The City should develop a “City Beautiful” campaign to promote activities such
as: Adopt a street, Adopt a home, Adopt a block, and Neighborhood clean-up
days.

will form part of a continuous
road frontage of buildings.
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What can we do? APPEARANCE & AESTHETICS PLAN
CITY AND DOWNTOWN SIGNAGE
A consistent signage strategy brings uniformity to the look and message of the
city. It can positively influence the city’s marketing efforts and serve to sharpen
the focus of the community. It can also aid in welcoming newcomers to the
city, orienting visitors in the city, and drawing attention to the downtown district.
City Signage
North sign: Move city welcome sign
to the northwest corner of 13th Street
(US 27) and 2nd Street (Winchester
Road).

Welcome to

DECATUR

South sign: Position a welcome sign
at the northwest corner of 13th Street
(US 27) and Winchester Street
(450N).

West sign: Position a welcome sign at the northeast corner of Monroe Street
(550N) and 28th Street (100W), on the Thunderbird property.
East sign: Position a welcome sign at the triangle shaped piece of land at the
intersection of Bellmont Road and US 224.
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What can we do? APPEARANCE & AESTHETICS PLAN
Downtown
Utilize the overhead cantilever lines on 13th Street, north and south of Monroe
Street, to announce the downtown district. This should be done in coordination
with the appropriate road agencies.

SUSTAINABILITY OPTION:
If landscaping is done, choose native
plants that are not only beautiful, but
hearty and drought resistant as well.

Corridor
The connectivity corridor, as shown on the figure on the previous page,
can incorporate consistent elements such as landscaping, lights, and
banners with which to draw visitors to the downtown district. Use the
same style of elements as those placed downtown.

67

C I T Y

O F

D E C A T U R

What can we do? QUALITY OF LIFE PLAN
The term “quality of life” refers to the general well-being of individuals and
societies. It is a holistic concept that includes considerations such as economic
development, social vitality, crime levels, community livability, education, and
environmental health.

GOAL:

The practice of sustainability is often paired with quality of life issues, both of
which are supported by the principles of Smart Growth. Because we have
formulated this plan on those principles, many of the recommendations in the
previous plans naturally become quality of life issues and have therefore been
reiterated in this section as well.

POLICIES:

Improve the quality of life in order to make Decatur a better place to live, work,
and visit.

Compliment the principles of Smart Growth by providing public transportation.
Utilize the Railway Redevelopment District as a connectivity corridor by sharing
the railroad right-of-way with a non-motorized path.
Begin a “Support Local” campaign to inform the residents that in order to
establish and retain entertainment-oriented businesses, they must be
frequented by local patrons.
Ensure that a portion of the downtown residences are available to seniors and
low and moderate income residents.
Encourage the redevelopment of areas adjacent to the riverfront in an urbanist
style and strengthen connections to and from the remainder of the city.
Promote communication infrastructure that will be conducive to attracting new
businesses and increasing the quality of life.
Utilize existing Nuisance Ordinances to enforce aesthetic standards.
Promote the development of entertainment, retail, and restaurant-oriented
business.
Provide more interaction with the St. Marys River.

Options for improving community quality of life
C I T Y
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What can we do? QUALITY OF LIFE PLAN
IMPLEMENTATION:
The City should build upon the Adams County Council on Aging system and
provide public transportation to all residents.
The City should disburse the “Support Local” information in utility bills to help
generate awareness of this issue.
The City should conduct a downtown residential Adaptive Reuse Analysis to
determine if the market, demographics, and building spaces are suitable for
residential development.
The City should identify opportunities to expand existing recreational areas and
create new parks along the Riverfront Redevelopment District waterways.
The City should begin a Broadband Initiative by developing a committee to
spearhead the project and by adopting policies that promote and expand
broadband penetration.
The City should inform renters and home owners of nuisance ordinances by
creating a “Nuisance Ordinance Bill of Right and Responsibilities” brochure that
can be distributed in the monthly utility bill.
The City should consider revising the Zoning Ordinance to specifically define
entertainment oriented business.

SUSTAINABILITY OPTION:
Examples of Entertainment Oriented Businesses

Promote an environmentally friendly community by instituting green policies at the
municipal level that not only save money but help to save the environment as well.

69

C I T Y

O F

D E C A T U R

How can we do it? LAND USE PLAN
Land use is the human modification of the natural environment into a built
environment. Future Land Use Policies attempt to guide and control these
changes to facilitate the best use of the land and to reduce negative effects
such as urban sprawl and damage to natural resources. A Future Land Use
Map assists in making policy decisions regarding the growth and development
within a community.

River. Over time, residential neighborhoods filled in behind these centers of
industry and firmly established the location of the core downtown area.
For many years, the City continued to expand to the south, west, and north with
little growth east of the St. Marys River until the Stratton Place Addition was
built in the 1950’s. The relocation of U.S. Highway 27 in the 1950’s influenced
additional industrial and commercial growth especially along the 13th Street (US
27/US 33) corridor.

EXISTING LAND USE

Prior to this Comprehensive Plan, there was no
Different classifications of land uses require
official Land Use Map. The Existing Land Use
Existing Land Use
different types of municipal services, such as
Map (Figure 1) was constructed by combining
utility and road infrastructure, and police and fire
the Residence Suburban (RS), Residence
Flood
protection.
Because these municipal
Residential
Homestead (RH), and Single Family Residence
17%
Low
expenditures are paid for by taxes, it is
(R1) classifications into Residential Low Density.
Density
Industrial
imperative the city evaluate the configuration of
Residential
41%
Residence (R2) was converted to the Residential
23%
its tax base. Typically, residential land uses
High
High Density. Local Business (B1), General
Business Density
demand more services than are paid for with
Business (B2), and Road Side Business (B3)
10%
9%
their tax revenues. Commercial and industrial
were incorporated into the Business use. The
uses, on the other hand, tend to require fewer
Industrial category is comprised of Industrial
services while generating more revenue.
District (I1) and Industrial Expansion (I2). Flood
Although this relationship is not the only
Way (FW) and Flood Fringe (FF) now constitute the Flood group. Planned
mechanism behind land use policies, an appropriate mix of land will help to
Urban Development was given the same classification.
institute balance.
The predominant land use in Decatur is residential (50%). The flood area
An examination of the historic land uses and features, such as railroads and
comprises 17% of the land use and the remaining 33% is affiliated with the
rivers of the City, will help determine land use practices. Most of the original
commercial sector.
development in the city occurred along the railroad corridors and the St. Marys

Source:

The Comprehensive Development Plan for the City of Decatur,
Indiana and Environs (1976)
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How can we do it? LAND USE PLAN
DEVELOPMENT STANDARDS

- The City should establish a Riverfront Redevelopment District, which
creates special opportunities for entertainment, art venues, and dining
establishments within the district, particularly for sit-down, upscale
restaurants.

The primary objective of Development Standards is to ensure that future growth
enhances and complements a community’s visual character. It is also meant to
provide for the greatest and most efficient use of city infrastructure. By
modifying all zoning regulations and development standards to reflect the
Smart Growth view, the City can help to preserve the character and maximize
municipal assets in a sensible and sustainable manner.
The following is a compilation of the suggestions for
changes and additions to the Development Standards
and Zoning Regulations of this Comprehensive Plan.
- The City should address their Development
Standards by revising the guidelines to include
maintaining historic appeal and character in the
downtown area.

- The City should create land use and zoning frameworks that support and
guide mixed use downtown development.

SUSTAINABILITY OPTION:

Modify all zoning regulations and development
standards to reflect the Smart Growth view.
This can help the City preserve its character
and maximize municipal assets in a sensible
and sustainable manner.

- The City should develop site layouts for waterfront
parcels that will ensure the provision of recreational
spaces and maintenance of ecological functions.

- The City should create an overlay district that will
incorporate the new Development Standards and
require developers to provide public access along the
waterfront and prevent the creation of new barriers
within the Riverfront Redevelopment District.

- The City should change the Urban Services Boundary to match the City’s
current boundary and establish it as an Urban Growth Boundary (UGB).

- The City should address their Development Standards by requiring the
developer to build the infrastructure needed to effectively and efficiently
connect to the City.

- The City should begin a Broadband Initiative by developing a committee to
spearhead the project and by adopting policies that promote and expand
broadband penetration.

- The City should address their Development Standards by encouraging
development in the Downtown District that utilizes high quality building
materials and is of an architectural style that both complements and
enhances the value.

- The City should modify their zoning and ordinance regulations to prohibit
private sumps and roof drains from emptying in the city sewer in the event
that the storm system becomes completely separated from the sanitary
system.

- The City should make city codes and regulations compliant with mixed use
development in the downtown area.
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How can we do it? LAND USE PLAN
Home Park, Business, Industrial, Flood, Planned Unit Development, Green
Space, and Floodplain Overlay District.

- The City should address their Design Standards by requiring new
development to include sidewalks.

The City uses a type of hierarchical zoning known as Cumulative Zoning.
Higher uses (residential) are allowed to locate in lower use zones (industrial),
but not vice versa. This form of zoning is based on the belief that negative
externalities, such as noise and air pollution, flow primarily in one direction;
from lower to higher land uses.

- The City should address their Development Standards by requiring
landscape buffers between industrial sites and abutting residential
properties and railroad right-of-way.
- The City should address their Development Standards by modifying
ordinances and development standards as needed to protect the
residential quality of the neighborhoods abutting industrial zones.

Residential Low Density
The single-family residential classification is intended to provide areas for
residential development on urban lots exclusively for one-family residences. It
serves to protect the character of existing low-density residential uses by
excluding activities and land uses which are not compatible and by
encouraging development within residential areas that is consistent with family
needs.

- The City should revise their Zoning Codes to remove the option of building
within City limits without connecting to public utilities.

FUTURE LAND USE

The Future Land Use Map is a community’s visual guide to future planning. It
should bring together most, if not all, of the elements of the Comprehensive
Plan such as natural resources, economic development, housing, and
transportation. This map is not a forecast of the future. Its intended purpose is
to act as an illustration of what the community envisions as healthy and
intentional growth.

Residential High Density
Multiple-family residential developments are comprised of residential structures
containing two or more dwelling units. Uses that are characteristic and
compatible with this density include apartments, townhouses, and elderly
housing.

The Future Land Use Map remains consistent with the Existing Land Use Map
from which it was created with a few exceptions; the categories have been
expanded to include a Mobile Home Park Zone, a Parks and Open Space
Zone, and a Floodplain Overlay District classification while the Agriculture Zone
has been eliminated. The following provides a brief description of these
classifications: Residential Low Density, Residential High Density, Mobile
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Mobile Home Park

Planned Unit Development

The purpose of mobile home parks is to encourage a suitable environment for
persons and families who live in mobile home parks. The Mobile Home Park
land use classification is limited to land area within the city which is currently
occupied by a mobile home park and is expected to remain so in the future. In
keeping with the occupancy characteristics of contemporary manufactured
homes, residential low-density standards should be encouraged.

This classification offers flexibility in land development for improved design, for
the provision of city utilities and infrastructure, and for the preservation of open
areas. Variations may be allowed if the design promotes benefits such as open
space and mixed use.
Floodplain Overlay District
Natural features should be preserved because of their ecological significance
and the benefits they provide. In most cases these natural features are
irregularly shaped crossing property lines, zoning districts, land use, or
municipal boundaries. As a result, environmentally sensitive areas are subject
to various regulations that may or may not provide some degree of protection
against disturbance and/or development.

Business
This land use covers a broad spectrum of businesses that are primarily retail or
service in nature. In addition to residential activities, these include
developments such as automobile services, business services, clothing
services, and food services.
Industrial

A Floodplain Overlay District (FOD) is an effective method communities can
use to provide further protection in natural areas by augmenting single topic
ordinances. Overlay zones are essentially an additional zoning district placed
on top of the underlying zoning district(s). The overlay district does not replace
existing regulations; rather, the overlay supplements them with language
designed to protect significant ecosystems.

The industrial classification is designed to incorporate existing industrial
operations. Due to the City’s Cumulative Zoning practices, this zone is the
least restricted and allows almost all types of development to occur within it.
Flood
This hazard area was created in order to reduce the possible loss of life and
property, and to reduce the potential for extraordinary public expenditures for
flood protection and relief. This
SUSTAINABILITY OPTION:
zone includes specific flood plain
management regulations.
Create the Floodplain Overlay District to
include environmental protection as well
as citizen and economic protection.

There are a number of parcels that fall within the Floodplain but, due to their
zoning designations, have no flood related restrictions. To account for this,
these parcels would fall under guidance of the FOD in an effort to promote the
safety and economic controls similar to those set forth in the Flood Zone
regulations. The floodplain boundary shown on the Future Land Use Map is
from the 2007 Flood Insurance Rate Map (FIRM).
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How can we do it? LAND USE PLAN
Parks and Open Space

IMPLEMENTATION:

The purpose of the Parks and Open Space land use classification is to provide
for the protection of natural features, ecosystems, and cultural heritage. It will
also preserve the public use of the space and support opportunities for
compatible recreational activities.

The City should provide local incentive programs such as tax abatements,
loans, and grants to support an infill effort.
The City should create a Floodplain Overlay District to augment existing
regulations that will further protect the people, the structures, and the natural
features contained in its borders.

GOAL:
Maintain the proper balance of land uses for a healthy environment and stable
economy without sacrificing the community’s character or burdening the city’s
resources.

The City should revise its Zoning Maps with the most current FIRM data as it
becomes available.

POLICIES:

The City should control sprawl by creating an Urban Growth Boundary (UGB)
that matches the City’s current boundary.

Encourage infill development and reuse of vacant buildings before allowing
new construction or construction outside of the city limits that will rely on City
resources.

The City should perform an Annexation Plan to identify and prioritize the areas
desired or likely to be annexed within five years and to perform a cost-to-benefit
analysis before allowing a parcel to be annexed.

Protect the people, structures, and natural features contained within the
floodplain borders.

The City should revise their zoning regulations to include the new land use
classifications as outlined in the Future Land Use portion of this document.

Maximize City resources and assets by restricting growth outside city limits.

The City should review their zoning codes annually to ensure the continuity of
the health, safety, and welfare of the residents.

Utilize the City’s regulations and codes as effective City-wide management
tools.

The City should create city-specific Development Standards and provide a
layer of local review for all proposed development.

Ensure that the growth of the City will complement the Smart Growth principles,
maintain Decatur’s character, and maximize the City’s infrastructure and
utilities.

The City should adopt a Land Use Plan and Map.

A Flood Insurance Rate Map (FIRM) is a map of a
community on which FEMA has delineated the special
hazard areas and risk premium zones to the community.
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How can we do it?

Who
are we?

How
can we
do it?

Comprehensive
Plan

outlines various long

and short range expanded implementation strategies
for selected component plans. This chapter details the
duties, partnerships, and funding models needed to
achieve specific community visions. It is a valuable
reference for planners, city officials, and community
stakeholders alike.

What
do we
want?
Funding Sources
Expanded Implementation Strategies

What
can we
do?
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How can we do it? FUNDING SOURCES
FUNDING SOURCES - CITY
Funding Source

Partnerships

Tax Increment Financing
(TIF) District

Administration
City Staff
City Council
Plan Commission
Redevelopment
Commission (RDC)

Duties
•
•
•

•

Economic Improvement
District (EID)

City Staff
EID/RDC Commission
Chamber of Commerce)

•
•
•
•
•
•

Project Opportunities (Abbreviated List)

Establish and appoint Redevelopment Commission.
Designate area as redevelopment area or economic
development area, establish TIF.
Define public purpose and prepare a TIF management
plan.
Establish and appoint Economic Improvement District
(EID) Commission/Redevelopment Commission
Establish boundaries of EID.
Gather names and addresses of owners within district.
Describe economic improvement projects, estimated
costs and benefits.
Plan for application of revenues.
Establish boundaries of area, define public purpose,
and prepare a plan according to state statute.
Garner support, establish EID.

Indiana Department of
Environmental
Management (IDEM)

City Staff
City Council
Board of Public Works
IDEM/IFA

•
•
•

Contact IDEM office or Indiana Finance Authority (IFA)
Office
Determine programs for which you are eligible.
Complete applicable applications and requests.

Revenue or General
Obligation Bonds,
Industrial Development
Bonds, TIF Bonds, etc.

Administration
City Staff
City Council

•
•
•

Prepare project funding model
Establish debt service revenue stream
Prepare project for construction – issue/sell bonds

•
•
•
•
•
•
•
•
•

Roadway expansion and repair
Support mixed use development & redevelopment
Land acquisition
Abandoned and vacant building demolition
Planning document preparation
Utility expansion and repair
Streetscaping
Parking construction
Revitalization

•

Design, landscape, beautify, construct, or maintain
public areas
Design, construct, or maintain lighting,
infrastructure, utility facilities, streets, or sidewalks
Promote commercial activity or public events
Support business recruitment and development
Provide security for public areas
Acquire, construct, or maintain parking facilities
Construct, rehabilitate, or repair residential property

•
•
•
•
•
•
•
•
•

State Revolving Fund (SRF) Loans
o Improvement of wastewater and drinking
water infrastructure
Indiana brownfields assessment and remediation
program
Can be used as sole funding source for community
improvements or gap funding as needed.
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Tax Increment Financing (TIF) District
Tax Increment Financing enables local economic development officials to collect the property tax revenue attributable to increased assessed value resulting from
new investments within a designated are (TIF district). Once a TIF district is established, the property tax revenue attributable to new assessed value within the
district accrues to the redevelopment district rather than the traditional taxing units (schools, civil city, township, county, etc.). The new revenue can be used to pay
for infrastructure or other improvements within the designated area. Typically, TIF revenue is used to retire debt incurred to fund infrastructure or other improvements
but it has also been used on a cash basis. While the vast majority of TIF districts in Indiana incur debt, many communities have used any additional TIF revenue
beyond that necessary for bond service to make further infrastructure investment in the TIF district.
Economic Improvement District (EID)
An Economic Improvement District is a special purpose district in which property owners agree to collect an additional fee to fund improvements in the district. The
EID is developed and managed by the property owners in the district and the investments are intended to support their businesses. Improvements may include
infrastructure, such as streetscapes, lighting, and public art; services such as security and landscape maintenance; or staff dedicated to managing and marketing the
district. Under a variety of names, such as Special Improvement Districts, Economic Improvement Districts, or Downtown Improvement Districts, the tool has been
used in cities across the nation and in Indiana to provide services and infrastructure that are above and beyond what might reasonably be delivered by local
government. EIDs are used most frequently to provide support for commercial districts (typically downtowns) and increase retail opportunities. Economic
Improvements Districts are often linked with other programs, such as Main Street, in an effort to maximize the competitiveness of downtown shopping and
entertainment districts.
Economic Revitalization Zone (ERZ)
An Economic Revitalization Zone is an area which is within the corporate limits of a city, town, or county which has become undesirable for, or impossible of, normal
development and occupancy because of a lack of development, cessation of growth, deterioration of improvements or character of occupancy, age, obsolescence,
substandard buildings, or other factors which have impaired value or prevent a normal development of property or use of property.
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Indiana Department of Environmental Management (IDEM) – State Revolving Fund (SRF) Loans
The Indiana Department of Environmental Management (IDEM) assists communities in meeting their environmental responsibilities and goals through environmental
projects. In order to accomplish these projects, IDEM works in cooperation with other agencies to provide funding in the form of grants and loans. One of which is
the State Revolving Fund (SRF) loan program. IDEM administers and regulates the SRF program. This program makes loans available to government entities for
both water and wastewater projects, each with a separate application process. These loans have a 20 year repayment period. This program can be a financially
viable choice for clean water related projects where a qualifying project needs to take advantage of lower interest rate. The SRF program is best suited for cities and
towns that have a significant existing sewer and treatment plant infrastructure combined with a relatively large number of customers. For these municipalities, the
shorter loan period often means less interest paid over the length of the loan and, therefore, a lower overall cost. Costs for feasibility studies to qualifying projects are
grant-eligible.
Municipal Bonds
A municipal bond is a debt security issued by a state, municipality, or county to finance its capital expenditures. They are exempt from federal taxes and from most
state and local taxes. The bonds may be used to fund public projects such as schools, sewer systems, and roads. When a municipal bond is purchased, the
government entity that issued the bond promises to pay the lender a specified amount of interest. TIF bonds or industrial development bonds can be similarly issued
in support of development or redevelopment where a tax capture (sewer rates) or a private party is obligated for repayment. This plan has many variations and can
be tailored to match specific needs.
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Funding Source

Partnerships

Duties

Housing and Urban
Development (HUD)/
Indiana Office of
Community and Rural
Affairs (OCRA)

Administration
City Staff
City Council
Grant Writer
OCRA

•
•
•
•

Contact local OCRA representative.
Determine programs for which you are eligible.
Complete application process.
Complete Consolidated Plan (required as part of
the HUD application process).

United States
Department of
Agriculture (USDA)
Funding

Administration
City Staff
City Council
Board of Public Works
Grant Writer
USDA

•
•
•

Contact regional USDA office.
Determine programs for which you are eligible.
Complete applications and requests.

Indiana Department of
Environmental
Management (IDEM)

Administration
City Staff
City Council
Board of Public Works
Grant Writer
IDEM

•
•
•

Contact IDEM
Determine programs for which you are eligible.
Complete applicable applications and requests.

Project Opportunities (Abbreviated List)
• Community Development Block Grants (CDBG)
o Community Funds Focus (CFF)
o Water, sewer, and storm projects
o Infrastructure supporting housing
o Senior, daycare, community centers
o Downtown revitalization
o Historic preservation
o Libraries
o Healthcare centers
o Special needs buildings
o Fire stations/Fire trucks
• Community Programs
o Schools, libraries, hospitals, medical
clinics, assisted living facilities,
community centers, public
transportation
• Utility Programs
o Building, repairing, or improving water
and wastewater systems
o Telecommunications and broadband
•
•
•
•

Recycling market development program
Indiana brownfields assessment and
remediation program
Water quality management
Pollution prevention
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Funding Source

Indiana Office of Energy
Development (OED)

Partnerships

Administration
City Staff
City Council
Board of Public Works
Grant Writer
OED

Duties

•
•
•

Project Opportunities (Abbreviated List)
•

Contact OED office.
Determine programs for which you are eligible.
Complete applicable applications and requests.

•
•
•
•
•
•
•
•
•
•

Indiana Department of
Natural Resources (IDNR)

Administration
City Staff
City Council
Board of Public Works
Grant Writer
IDNR
Parks Department
Parks Board

Indiana Department of
Transportation (INDOT)

Administration
City Staff
City Council
Grant Writer
INDOT

•
•
•
•

Contact IDNR office.
Determine programs for which you are eligible.
Complete applicable applications and requests.
Complete Parks and Recreation Master Plan

•
•

Contact INDOT office.
Complete applicable applications and requests for
Transportation Enhancement (TE) funds.

•
•
•
•
•
•
•
•
•
•
•
•
•

Energy Efficiency and Conservation Block Grant
(EECBG)
Develop energy efficiency and conservation strategies
Building energy audits, retrofits, weatherization
Financial incentive programs for energy efficiency
Transportation programs to conserve energy
Building code development, implementation, and
inspections
Installation of energy efficient heating and cooling
systems
Material conservation programs and recycling
Reduction and capture of greenhouse gas emissions.
Installation of energy efficient traffic signals and street
lighting
Installation of renewable energy technologies on
government buildings
Other appropriate programs.
Community forestry program
Shooting ranges
Develop new parks and recreation areas
Fire fighting assistance
Neighborhood assistance for low-to-moderate incomes
Historic preservation and archaeology
Lake and river enhancement
Recreational trails program
Pedestrian/Bicycle facilities
Scenic or historic highway programs
Landscaping and other beautification
Rehabilitation and operation of historic transportation
buildings, structures, or facilities
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Income Survey
Income surveys fulfill eligibility requirements for Indiana Office of Community and Rural Affairs (OCRA) Community Development Block Grant (CDBG) funds.
Communities and counties that meet the 51% low-to-moderate income levels may apply to OCRA for up to $600,000 in grant funds for eligible projects and up to
$50,000 for planning studies. This income survey is a critical step in determining interested communities’ and counties’ eligibility for funding options if they do not
automatically qualify by census information.
Grant Writers
A grant writer can better position your organization to receive grant funding. They can help with grant research, proposals, applications, and writing. Oftentimes the
private-sector grant writer gets paid only if and when the government agency receives the requested funds. Metropolitan Planning Organizations (MPOs) and other
government entities also have staff that are able to assist with grant procurement free of charge or for limited association fees.
Indiana Office of Community and Rural Affairs (OCRA) – Community Development Block Grants (CDBG), Community Focus Funds (CFF)
This is an agency which operates under the Lieutenant Governor’s office which administers Community Development Block Grants (CDBG) from the U.S.
Department of Housing and Urban Development (HUD). This agency, up until 2004, was formerly under the state’s Department of Commerce office. Its overall
purpose however, has not changed. OCRA encourages communities with significant low and moderate income populations to focus on long-term community
development. In particular, rural wastewater projects can receive up to a $500,000 Community Focus Fund (CFF) grant for eligible project costs. However, the
applicant must demonstrate through strict, regulated income surveys that 51% or more of its residents are below the low-to-moderate income level established for
their region. The income limits established for grant eligibility by OCRA are different than those used by Rural Development (RD). OCRA requires a certified income
survey be performed which is only good for two years. RD accepts the findings of certified income surveys as legitimate data. Thus, if a project meets the 51% lowto-moderate income level under OCRA rules, the RD guidelines are also met.
Indiana Rural Development USDA Programs
The Community Programs section within the Indiana Rural Development (RD) office is the state arm of the national program which operates under the jurisdiction of
the United States Department of Agriculture. The mission of RD is to “serve a leading role in improving the quality of life in rural America by administering its Water
and Waste Disposal and Community Facility Programs in a service-oriented, forward looking, and financially responsible manner.” The water and waste disposal
C I T Y
81

O F

D E C A T U R

How can we do it? FUNDING SOURCES
FUNDING SOURCES - GRANTS
loan funds are available to public entities such as municipalities, counties, special-purpose districts, Indian tribes, and corporations not operated for profit.
Additionally, these same qualified applicants are eligible for water and waste disposal grants. Depending on household income limits established from the income
survey, these grants may be made up to 75% of eligible project costs.
Indiana Department of Environmental Management (IDEM)
The Indiana Department of Environmental Management (IDEM) assists communities in meeting their environmental responsibilities and goals through environmental
projects. In order to accomplish these projects, IDEM works in cooperation with other agencies to provide funding in the form of grants and loans.
Indiana Office of Energy Development (OED) – Energy Efficiency and Conservation Block Grant (EECBG)
The Energy Efficiency and Conservation Block Grant (EECBG) Program, funded for the first time by the American Recovery and Reinvestment Act (Recovery Act) of
2009, represents a Presidential priority to deploy the cheapest, cleanest, and most reliable energy technologies we have—energy efficiency and conservation—
across the country. The Program, authorized in Title V, Subtitle E of the Energy Independence and Security Act (EISA) and signed into law on December 19, 2007, is
modeled after the Community Development Block Grant (CDBG) program administered by the Department of Housing and Urban Development (HUD). It is intended
to assist U.S. cities, counties, states, territories, and Indian tribes to develop, promote, implement, and manage energy efficiency and conservation projects and to
develop programs designed to reduce fossil fuel emissions, reduce the total energy use of the eligible entities, improve energy efficiency in the transportation,
building, and other appropriate sectors, and create and retain jobs. Through formula and competitive grants, the Program empowers local communities to make
strategic investments to meet the nation's long-term goals for energy independence and leadership on climate change.
Indiana Department of Natural Resources (DNR)
The mission of the Indiana Department of Natural Resources is to protect, enhance, preserve, and wisely use natural, cultural, and recreational resources for the
benefit of Indiana's citizens through professional leadership, management, and education. This is supported through a number of grants and financial assistance
programs offered through the agency. Many of these financial opportunities require the community to have sound, well-designed plans and projects in place, and to
provide matching funds.
Indiana Department of Transportation (INDOT) – Transportation Enhancement (TE) Funds
This program assists communities in restoring historic transportation facilities, creating bike and pedestrian trail, and landscaping projects, to name a few. The
federal government provides eighty percent of the funds while local applicants pay the remainder.
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HOUSING PLAN - DOWNTOWN RESIDENTIAL
Activity

Partnerships

Develop a stakeholders
group; a sub-part of the
Chamber is advisable (ie.
Decatur Downtown)

Administration
City Staff
Redevelopment Commission
Plan Commission
Chamber of Commerce
Committee

Determine funding needs

Committee

Procure funding

Administration
City Staff
Redevelopment Commission
Plan Commission
Chamber of Commerce
Committee

Duties

Committee
Consultant

Modify city regulations

Committee

Create Downtown Second
Story Residential Program

Committee

Develop Downtown
Residential Enhancements

Administration
City Staff
Consultant
Grant Writer
Grant Agency
Committee

Estimated Cost

•

Identify and assign volunteer committee

None

None

•
•

Complete a needs analysis for start- up initiative
Estimate cost

None

None

•

Initiate and establish Economic Improvement District
(EID)
Seek foundation grants and donations from building
owners

•

•
Conduct Downtown
Residential Adaptive Reuse
Analysis

Funding Source

•
•
•
•
•
•
•
•
•
•

Determine if the market and demographics will support
downtown residential
Determine if safety, emergency, and disability regulations
can be met
Determine if parking will be sufficient
Generate Feasibility Study
Revise Development Standards as needed
Develop program to include incentives such as reduced
utility rates, permit waivers, etc.
Offer grant or low interest loans or tax phase-in programs
to owners or developers
Determine if grant funds are available
Obtain applicable grant funds based on project
Procure design consultant
Develop design and improvement plans based on project
scope, construct improvements (i.e. parking, emergency
access, common elevator, etc.

•
•
•

Private donations
Foundation grants
Gap funding (loan from
City, general fund repaid
with interest from EID
assessment.)

None
OCRA CDBG Grant for
Revitalization

City Funds - matching
Grant Funds
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•
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None
• 5% to 10% match for
grant program is likely
• Suggested initiating
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ECONOMIC DEVELOPMENT PLAN – RETENTION AND EXPANSION OF LOCAL BUSINESSES
Activity

Partnerships

Develop Decatur local
incentive program to
City Staff
support ACEDC5 in BRE6
ACEDC
efforts, such as loans,
Consultant
grants, etc. that are tied to
job creation
Demonstrate a
commitment to local
employers through
political and/or financial
support

City Staff
City Council
Consultant

Duties
•
•
•

•
•
•

Funding Source

Prepare Decatur specific guide booklet that outlines
qualifiers, programs, steps and timelines
Identify gaps in existing city-county-state incentive
mechanisms
Work with ACEDC to layer city incentives on top of county
and state programs (i.e., TIF1, IDB2, tax phase-in, 3P3model, etc.

Initial funding from Decatur
general fund appropriation
later supported by TIF1,
EID4, etc.

Conduct ongoing outreach to local businesses to
understand needs, trends, and potential areas of
assistance
Advertise incentive / tax abatement programs
Assign a business liaison, if necessary

Initial funding from Decatur
general fund appropriation
later supported by TIF1,
EID4, etc.

Expedite and/or facilitate
• Develop “expediency” policy and review with city
permits, land acquisition
City Staff
departments
and other methods of
Redevelopment • Assign economic development coordination duties to a
assistance to businesses Commission
city staff member who is responsible for working with
who commit to certain
ACEDC
businesses and city staff to facilitate development
levels of investment
process
Promote opportunities for
local county businesses to City Staff
• Utilize tools described in above implementation steps
locate / expand in the City ACEDC
business park
1TIF – Tax Increment Financing
2IDB – Industrial Development Bond
4EID – Economic Improvement District
5ACEDC – Adams County Economic Development Corp.

Work performed by City
Staff

None

See above

None

33-P

– Public, Private Partnership
– Business Retention and Expansion

6BRE
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BUSINESS PLANS - DOWNTOWN REVITALIZATION
Activity

Partnerships

Conduct Needs
Assessment

City Staff
Committee
Consultant

Complete funding model

City Staff
Committee
Consultant

Modify city regulations

Develop Downtown
Revitalization Plan

Construct improvements

City Staff
Planning Commission
Committee
Consultant
City Staff/Committee
Consultant
Grant Writer
Grant Agency
Administration
City Staff
Committee
Consultant

Duties
• Perform walk-through survey and general
amenities inventory
• Perform commercial space inventory
• Perform business and service inventory
• Generate Feasibility Study
• Complete concept, design, and cost estimates
• Decide on method of obtaining additional city
funds (TIF, EID, etc.)
• Complete necessary formalities to create selected
city funding source

Funding Source

Estimated Cost

City Funds

$5,000

City Funds

$5,000

$5,000

•

Revise Development Standards as needed

City Funds

•
•
•

Obtain applicable grant funds based on project
Procure design consultant
Develop design and improvement plans based on
project scope

•
•
•

•

Bid and construct project

•
•
•

City Funds - matching
Grant Funds – CDBG
Grant Funds – INDOT
T.E. Grant
City Funds - matching
Grant Funds – CDBG
Grant Funds – INDOT
T.E. Grant
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BUSINESS PLANS – RAILWAY REDEVELOPMENT DISTRICT
Activity

Partnerships

Create Railway
Redevelopment District
Plan

Administration
City Staff
Committee
ACEDC
Consultant
Grant Writer
Grant Agency
IDEM
EID/RDC Commission
Planning Commission

Duties
• Determine if grant funds are available/seek
brownfield classification
• Obtain applicable grant funds based on project
• Procure design consultant/planner
• Develop design and improvement plans based
on project scope
• Coordinate with property owners
• Assess environmental conditions
• Generate re-use recommendations
• Generate land use recommendations
• Project cost estimates
• Cite conclusions and recommendations
• Devise funding model and time frame

Funding Source

Estimated Cost

Grant Funds – IDEM Brownfield

Suggested Budget:
$36,000
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PUBLIC INFRASTRUCTURE PLAN – WATER UTILITIES
Activity
Update Utility Study

Partnerships
City Staff
Constultant
OCRA

Identify and rank likely
well locations

City Staff
Consultant
Hydrogeologist

Test well

Well Driller
Consultant
City Staff
IDEM

Design phase

City Staff
Consultant (Engineer)
Consultant (Rate)
USDA

Construction phase

City Staff
Consultant
Contractor(s)

Continue to implement
2000 Utility Master Plan

City Staff

Duties
• Procure OCRA Planning Grant
• Create and populate utility GIS
• Produce Utility Master Plan
• Review wellhead protection plan and fracture trace
analysis
• Review property records and water system data
• Negotiate property purchase option with owner(s)
•
•
•

Complete preliminary well site approval with IDEM
Install and operate test well(s)
Receive approval from IDEM to develop site

•
•
•
•
•
•
•
•
•
•

Develop funding package (USDA grant)
Design well field improvements
Design raw water transmission main
Design treatment plant upgrade, if needed
Apply for permits/approvals
Bidding and contract execution
Construction of improvements
Test improvements and place in service
Decommission and abandon old facilities (as
appropriate)
Contract closeout

•

Plan, procure funding, and initiate projects

Funding Source

Estimated Cost

City Funds - matching
Grant Funds – OCRA

$21,000

City Funds

$7,500-$10,000

City Funds

$14,000-$21,000

City Funds
Grant Funds - Possible

$75,000-$100,000

City Funds – Matching
Grant Funds

$
$300,000-$500,000

Various Sources

Per plan
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PUBLIC INFRASTRUCTURE PLAN – WASTEWATER UTILITIES
Activity
Continue to implement
the 2000 Utility Master
Plan

Partnerships
City Staff
Consultant
OCRA

Duties
•

Plan, procure funding, and initiate projects

Funding Source

Cost

City Funds
Grant Funds

Per plan
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PUBLIC INFRASTRUCTURE PLAN – SIDEWALKS
Activity

Partnerships

Prepare sidewalk
inventory

City Staff
Consultant

Develop sidewalk
program

Begin construction

Administration
City Staff
Consultant
City Council
Administration
City Staff
Consultant
City Council
INDOT

Duties
• Develop Geographic Information System (GIS) based
inventory of sidewalks
• Assess condition, need, cost, and benefit of pedestrian
facilities

Funding Source

Estimated Cost

City Funds

$7,600-$9,600

•

Establish a funding and construction program that will
seek to build out the sidewalk system throughout the city

City Funds

$5,100-$7,100

•

Based on results from inventory, establish priority areas,
select and initiate the projects on an incremental basis
Explore Safe Routes to School and Transportation
Enhancement programs

City Funds
Grant Funds – INDOT
Homeowner contribution

TBD

•
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PARKS AND RECREATION PLAN
Activity

Partnerships

Conduct Needs Analysis

City Staff
Parks Board
Consultant

Create Parks and
Recreation Master Plan

City Staff
Parks Board
Consultant

Begin construction

City Staff
Parks Board
Consultant
Grant Writer
Grant Agency

Duties
• Perform inventory of sites and assets
• Perform demographic analysis
• Coordinate efforts with city staff and parks board
• Generate report
• Prepare plan based on needs analysis
• Provide recommendations and future projections
• Identify priority list and goals, prepare cost estimates
• Devise implementation and funding strategies
• Create and populate parks GIS
•
•

Select projects noted in Parks and Recreation Master
Plan for action
Apply for Indiana Department of Natural Resources
(IDNR) funds for improvements.

Funding Source

Estimated Cost

City Funds

$5,000-$15,000

City Funds

$10,000-$30,000

City Funds
Grant Funds – IDNR
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