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Cover and insider cover photos: 
938 E 17th Street before, during and after 
rehabilitation by Clint Reeves.  Purchased from 
Renew in January 2015 and sold to new homeowner 
in September 2017.
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1Renew Indianapolis: Organizational Strategic Plan

In the Summer of 2017, Renew Indianapolis engaged two consultants, John Carpenter 
and Chris Hall, to help it develop an organizational strategic plan to guide the 
development and growth of Renew over the coming three years.  This plan explores 
Renew’s role in the Indianapolis Land Bank as well as its work in managing the City’s 
Blight Elimination Program.  It examines the impact of the completion of that activity 
at the end of 2018, and establishes a plan to expand on Renew’s successful efforts 
to recycle vacant and abandoned property in both the residential and commercial/
industrial sectors of the market.

Renew Indianapolis is an Indiana non-profit that works closely with the City of 
Indianapolis as a key partner in the City of Indianapolis’ Land Bank.  This land bank 
is one subject of a broader report, prepared in 2016 by the Center for Community 
Progress, entitled Vacancy and Abandonment in the City of Indianapolis, Indiana. 

In that report, Community Progress’ technical assistance team examines the City’s 
systems of data collection, code enforcement, property tax enforcement and land 
banking, and offers a thorough series of recommendations for how the City might expand 
and improve on its work to effectively address blight and move vacant and abandoned 
properties into productive use. This organizational strategic plan was developed in 
the context of the Community Progress report and is designed to strengthen Renew’s 
ability to partner with and serve the City.

This plan was informed and developed in four stages:

1) A review of organizational and market reports, data, mission, financial 
statements, and current program activities of Renew.  These materials provided 
an understanding of local market conditions, organizations, and community 
development systems.   

2) Phone interviews, in-person meetings with key stakeholders, including staff 
and current and former board members of Renew that were designed to develop 
an understanding of what Renew’s partners needed from the organization and 
how Renew is meeting those needs today.   A full list of these stakeholders is 

INTRODUCTION
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included in Appendix 1.

3) Two on-site meetings.  The first was a half-day retreat with Renew’s board and 
staff that explored vision, mission, values and strengths of the organization.  The 
second was a focus group of Commercial and Industrial real estate stakeholders, 
exploring gaps in services in that sector and how Renew might be able to assist 
in filling those gaps.  During these visits the team also toured some of the areas 
most heavily impacted by abandonment and blight and explored some of the 
commercial and industrial sites where Renew might expand its efforts.

4)  Follow-up calls, emails, and shared documents as portions of the plan were 
developed in the following months.

This organizational plan is focused on the programs and activities of Renew, and its 
role in the City’s Land Bank program.  As a result, while it discusses City programs 
and activities in that context, it does not attempt to comprehensively address the 
City’s overall approach to vacant and abandoned property as discussed in the 2016 
Community Progress report.  

The authors gratefully acknowledge the support and thoughtful participation of 
Renew’s staff, including Bruce Baird and Chris Hartley, without whom this work 
would not have been possible.  The Indianapolis office of the Local Initiatives Support 
Corporation provided not only funding but also invaluable information and insights 
into the key institutions, partners, and real estate markets of the City.  Staff from the 
City of Indianapolis’s Department of Metropolitan Development were generous with 
their time and ideas, as were the numerous stakeholders who contributed their time 
and ideas to this plan.
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Context: The City of Indianapolis 

The City of Indianapolis is the largest city in Indiana, with a population of 855,000 and 
an area of 361 square miles.  Its unusual geographic size is the result of a consolidation 
of City and County government that happened 40 years ago.  This consolidation brought 
together under one local government an extraordinary range of market conditions in 
the residential, commercial, and industrial real estate markets.  These areas include 
dense urban neighborhoods with closely interwoven residential, commercial and 
industrial uses; mid-century and contemporary suburban-style housing developments 
with nearby commercial shopping strips and larger retail malls; modern industrial and 
logistics parks; along with significant tracts of still active farmland.  

This broad range of uses and market conditions in Indianapolis creates unique 
opportunities and challenges for the City as it strives to reduce blight, improve the 
quality of life for its citizens, and strengthen its economy.

Opportunities

Strong leadership focused on blight:  The City’s Mayor Hogsett and his leadership 
team, along with members of City Council, are strongly focused addressing vacancy 
and blight in Indianapolis.  Deputy Mayor Jeff Bennett is a strong leader in these 
efforts.  LISC’s Executive leadership has a deep and detailed understanding of the City, 
its development community, and the diverse real estate markets that need assistance.  
Connecting these and many others is Renew’s executive director, who has a strong 
track record of development in the City.

Growing population:  According to the US Census, Indianapolis’ population has been 
growing steadily for several decades.  This steady growth is somewhat uncommon 
among Indianapolis’ peer cities and shows resilience and economic diversity.  It also 
creates steady demand for housing and retail services.  

Attractive and durable housing stock:  Indianapolis has a great diversity of housing 
styles and well-preserved homes in many of the City’s neighborhoods.  These homes 
are attractive to new home-buyers.  Many homes that have been vacant for prolonged 
periods are still in good enough condition to be renovated due to their original designs 
and the quality of their construction.  
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Strong commercial and industrial real estate market:  Indianapolis is centrally located 
and well served by a strong network of interstate highways and rail.  Regional vacancy 
rates are low and rental rates are strong enough to support new construction of modern 
industrial parks both inside the City and in the surrounding greater metropolitan area.  
Both direct users and developers are actively acquiring and developing property in the 
market.

Challenges

Older housing stock is becoming obsolete.  In some of Indianapolis’ older residential 
areas, the housing stock includes smaller one-story structures that are effectively 
becoming obsolete due to their size and layout.  Market values for these properties 
are very low, making it difficult for owners to borrow for major maintenance or 
improvements.  As these structures wear out they often become vacant and abandoned 
and need to be demolished to address the resulting blight.

Vacancy is concentrated in the older, denser neighborhoods located just outside of the 
central business district.  This concentration of vacancy reinforces a cycle of blight and 
abandonment that requires more resources for effective intervention.

Older functionally obsolete commercial and industrial properties are being overlooked 
by today’s buyers.  These properties, often located in close proximity to residential 
areas, are not easily adapted to modern commercial and industrial uses due to a 
variety of factors including zoning, environmental concerns, low ceilings, multi-floor 
layouts, and challenging access routes to interstate highways.  While these factors can 
be addressed with time and effort, in today’s market buyers often look elsewhere for 
property that is easier and faster to bring into service.

Data collection is a work in progress.  The City and its partners have made significant 
progress in pulling together data to better understand and address blighted properties, 
but it does not yet have comprehensive data that can be used to identify all blighted, 
underused, and abandoned properties, or to track trends in markets where its programs 
are actively addressing blight.  More complete and contemporaneous data would help 
the City and Renew more effectively address key problem properties and measure the 
effectiveness of their work.

Housing Market Conditions
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In 2015 the City engaged The Reinvestment Fund to develop an analysis of real estate 
market conditions in the city.  The map below shows the range of market conditions 
across the city, and the concentration of more vulnerable markets that surround the 
central business district of the City.  This map also shows that the vast majority of 
Renew’s inventory is located in those more vulnerable markets.

Map 1: City of Indianapolis

The Reinvestment Fund’s Market Valuation Analysis and the Land 
Bank Inventory

Regional Choice
Regional Choice
Moderate Strength
Moderate Strength
Transitional
Transitional
Distressed, Strength Adjacent
Distressed, Internal Strength
Distressed, Isolated
Insufficient Sales

Land Bank Inventory

TRF MVA 2017
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Indianapolis’ Vacant Land Systems

The 2016 Community Progress report discusses the City’s need to more carefully define 
the problem of vacant and abandoned property and to use data to more effectively 
understand the scale, location and impact of the most troubling properties. It suggests 
that the City develop a coordinated, three-pronged approach to addressing those 
properties, roughly framed as “Fix it up.  Pay it up. Or give it up.”  

Under that framework, Community Progress encouraged the City to better coordinate 
housing and building code enforcement, tax collection, and property acquisition 
systems.   

After the report was published, the City, under the direction of Mayor Hogsett and 
Deputy Mayor Bennett, convened a Vacant and Abandoned Properties Working Group 
consisting of City agencies, elected officials, community and business stakeholders.  
This group is systematically implementing the report’s suggestions.  The working 
group began to collect and analyze data on vacant properties and identified more than 
200 troubled properties.   The City is using these properties to test a more coordinated 
blight enforcement effort.  That work is ongoing and shows great promise.  The City 
of Indianapolis is moving aggressively toward a more coordinated and thoughtful 
approach to managing vacant and blighted property.  

As part of this effort, the City examined the 
fiscal impact of the Land Bank’s moving 
vacant property back into active use.  It 
studied 210 properties sold by the Land 
Bank from 2014 through 2016.  These 
properties were generating no real estate 
taxes, and their total assessed value was 
just under $6.4 million.  Once these 
properties were sold, redeveloped and back 
on the tax rolls, their total assessed value 
had increased 70% to nearly $11 million, 

and the properties are now generating more than $110,000 in new tax revenue every 
year.  This is a strong return on investment and a compelling argument to strengthen 
and expand the Land Bank.

Table 1:  Shows the increase in assessed value of properties before and after they were 
sold by the Land Bank between 2014 through 2016.

Before Sale After SaleTable 1



7Renew Indianapolis: Organizational Strategic Plan

Renew and The Indianapolis Land Bank 

Overview and History

The City of Indianapolis, through its Department of Metropolitan Development (DMD) 
jointly operates the Indianapolis Land Bank in partnership with Renew Indianapolis. 
The City owns and manages most of the inventory of the Land Bank.  Renew manages 
the marketing and sale of the inventory.  For this report, we will refer to the partnership 
between DMD and Renew Indianapolis as the Land Bank, and Renew Indianapolis as 
Renew.

Indianapolis’ land bank is somewhat more complex than land banks found in other 
cities with similar goals.  It is a close partnership between Renew, the City, and a broad 
range of stakeholders.  This partnership requires strong leadership and a high degree 
of collaboration.   The Community Progress report encouraged the City to examine the 
structure of the Land Bank and consider consolidation of the Land Bank’s operation 
into City government.  City stakeholders and Renew leadership confirm that they are 
satisfied with and supportive of the current structure of the Land Bank and believe that 
it most effectively serves the City’s needs today. 

Renew was formed in 2010 as the Indianapolis Land Bank.  In 2014, after a well-
publicized scandal that resulted in jail time for a city staff member, the City reorganized 
its land banking program, and established and rebranded Renew as an independent, 
transparent, and collaborative non-profit partner.

Since 2014 Renew has worked closely with the City to develop a thoughtful marketing 
program, informative website, effective disposition policies, and a review committee 
whose membership is drawn from a wide cross section of real estate experts, community 
development leaders, and representatives of the local philanthropic and government 
sectors.

Organizational Roles

The City of Indianapolis, through the Department of Metropolitan Development, 
owns, manages and maintains most of the Land Bank’s inventory of property.  It also 
has the right, granted through the Indiana Code, to acquire vacant, tax delinquent 
properties from the County during the tax sale process.  The Metropolitan Development 
Commission (MDC) oversees DMD and formally reviews and approves the acquisition 
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and disposition of city-owned property in the Land Bank.
Renew is a 501(c)(3) nonprofit.  It is the public face of the Land Bank and manages 
the application and sales process for Land Bank properties.   Renew markets the Land 
Bank inventory and accepts applications for property using its website.  It screens 
applications through its Review Committee, conveys property, and works with the City 
to enforce post-sales development agreements.

Renew also manages the City’s Blight Elimination Program(BEP), acquiring and 
demolishing derelict residential structures using funding from the Treasury Department 
Hardest Hit Fund.  As it has operated this program, Renew has accumulated direct 
ownership of nearly 200 vacant lots that are part of the Land Bank inventory.  These 
properties will be transferred to the City when the program ends, and DMD will take 
responsibility for managing and maintaining these properties as it does with the rest 
of the Land Bank inventory. 

Land Bank Inventory 

The Land Bank acquired the bulk of its current inventory through tax sale and the 
Neighborhood Stabilization Program (NSP) between 2009 and 2011. NSP funding also 
supported the maintenance of these properties while the program was operating.   At 
the time there was limited upfront planning and analysis of the future marketability 
of these properties as the goal of the program was market stabilization in the face of 
rapidly rising foreclosure and vacancy. Recently Renew has been adding additional 
properties to the Land Bank inventory as it manages the BEP. All of these recently added 
properties are maintained as vacant lots.   In late 2017, the City acquired approximately 
50 additional properties from the County Treasurer’s Surplus Sale program.  Most 
of these properties contain residential structures destined for demolition using BEP 
funding.

The DMD currently owns and maintains approximately 500 vacant properties, 70% of 
which are vacant lots.  Properties held by the DMD are exempt from real estate taxes. 
The City self-insures for any liability claims.  

Renew owns and maintains approximately 185 additional properties, nearly all of 
which are vacant lots. Properties held by Renew are not exempt from real estate taxes. 
Renew carries private insurance to cover potential liability claims.  

Most of the property that is owned by Renew was acquired with funding that currently 
pays for maintenance, insurance, and real estate taxes.  This funding will likely end in 
2020. 
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Map 2: Renew’s current inventory and recently sold properties in the context of recent acquisitions, County Surplus 
Sale properties, and an analysis of the percent of Renew’s inventory that has been sold in the past three years.  

• Analysis of Renew Inventory sold (by percentage)
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Map 3: Inventory analysis zoomed into Near Northwest neighborhood with a high concentration of inventory. 

Inventory Analysis
By Renew Indianapolis
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Map 4: Inventory analysis zoomed into Near East Neighborhoods showing a lower concentration of inventory due 
to recent sales for development and homesteading.  This map also reveals potential acquisitions from Surplus Sale 

or Problem Property list immediately to the east and south of the recent sales.
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Condition of Title

Title to property owned by the City and Renew may not be clear and marketable when 
it is first acquired.  Renew secures title reports and, if necessary, may undertake quiet 
title action for any property that it intends to market for redevelopment. In some cases 
Renew can secure title insurance to “write over” minor title defects.  Properties that are 
conveyed without development expectations (such as side yards and the new vacant 
lot program) are generally not cleared through quiet title actions before conveyance.

Property Management and Maintenance

The DMD is primarily responsible for managing and maintain the inventory of the 
Land Bank, including both DMD and Renew-owned properties.  It employs two staff 
to manage the process, hiring contractors for the day-to-day work of cleaning, mowing 
and maintaining the security of the structures in the inventory.   When requested by 
Renew, DMD staff also meet potential buyers on site to make structures accessible for 
showings.  Neither the City nor Renew has the resources to routinely inspect the Land 
Bank inventory.

Renew manages most demolition of derelict residential property for the City using BEP 
funding.  Some of these properties have been in the DMD’s Land Bank inventory for 
several years and are demolished as they become too deteriorated to renovate.  Other 
properties are flagged as demolition candidates from the County surplus sale list or 
are privately-owned with blight citations from the City.  Renew acquires title to these 
properties before demolition as required by the terms of the BEP contract.  While the 
BEP is operational, the City focuses local demolition resources on blighted commercial 
and industrial properties.
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Review and Approval of Property Sales

Both Renew and the MDC play formal roles in the review and approval of property 
sales as described in the chart below.

Renew staff receive and review applications from potential buyers and prepare a 
monthly agenda for the Review Committee of all complete applications.  Renew seeks 
comments from all affected civic organizations and shares these comments with the 
Review Committee as part of the information package.

The Review Committee meets monthly to review completed applications using the 
guidance of Renew’s published policies and procedures.  These policies establish 
priorities for the types and qualifications of buyers and proposed reuses to be considered.  
The committee makes recommendations to either approve, decline or table requests. 

Renew’s board receives a monthly report from the Review Committee that summarizes 
the committee’s recommendations.  The board considers and approves the 
recommendations.  The approval process is complete at this stage for properties that 
are directly owned by Renew.
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For properties owned by the City, the Metropolitan Development Commission receives 
recommended applications for consideration at their bi-monthly meeting.  Staffs 
of DMD and Renew together present the Renew-approved recommendations for 
consideration.  Applicants can be present at the Commission meeting as it is a public 
meeting.

Conveyance

During the conveyance process, title is transferred first from DMD to Renew, and then 
from Renew to the buyer.  The buyer’s title usually includes a development agreement 
and a provision to revert title to the City if the development agreement is not satisfied.  
DMD staff prepares and executes the DMD-to-Renew title, and Renew works with a 
title company, if requested by the buyer, for the subsequent sale to the buyer.  Renew 
directly manages the sale of side lots with in-house staff who prepare documents and 
record deeds.

Renew staff manage the conveyance process, with support from DMD’s staff.  Renew 
is also responsible for following up with buyers to ensure compliance with the 
development agreement.

Although the processes described above are somewhat complex, they are working 
smoothly.   DMD and Renew staff work closely to track transactions through the 
process, and DMD is represented on Renew’s board and the Review Committee.  Both 
organizations trust each other and work well together.  
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Renew Indianapolis, The Organization

Renew’s Mission

During a recent retreat the board hammered out a new mission statement designed 
to more clearly articulate their vision for Renew’s work.  Afterwards, a board member 
succinctly wrapped up the conversation and proposed the following for consideration 
by the board:

“Renew is a transparent, reliable, and efficient organization that works closely with the 
City of Indianapolis to convey vacant, abandoned, and at-risk properties to partners 
committed to blight elimination and neighborhood revitalization.”  

Renew’s mission is grounded in the core values of integrity, transparency and 
collaboration.

Renew’s priorities were articulated in an earlier version of the organization’s mission 
statement:

1. The preservation of existing stable and viable neighborhoods.
2. Focus on neighborhoods in which a proposed disposition will assist in halting a 

protracted decline or deterioration.
3. Focus on neighborhoods which have recently experienced or are continuing to 

experience a rapid decline or deterioration.
4. Within and among each of the first three priorities, Renew Indianapolis holds 

a concurrent priority for targeted geographic areas where a qualified strategic 
development plan has been approved.

5. The provision for the development of safe, affordable, housing opportunities for 
low- or moderate-income families in Marion County, Indiana.

 
Current Programs and Recent Success

Renew has successfully expanded its efforts in marketing and sales as well as in the 
BEP in the past year.  Following is a discussion of the success of these efforts and their 
implications for Renew in the next few years.
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Marketing and Sales 

Renew is responsible for the marketing and sales of all Land Bank property.

Increasing Sales, Expanded Impact

Renew has significantly increased sales volume in the last year and expects volume 
to continue to grow as they expand their marketing efforts and receive additional 
applications for property.  Renew is currently receiving approximately 60 new 
applications for property each month.
  
Sales Volume Over Past Three Years

Calendar Year Number of properties sold

2014 72
2015 90
2016 47
2017 134
2018* 107

*First five months

Development Requirements

As Renew conveys property, it requires the buyer to sign an agreement promising to 
develop the property as they proposed during the application process.  This agreement 
is recorded along with the deed and gives Renew and the City the ability to take back a 
property if it is not placed back into a productive use in a timely manner.  

These development agreements are a key element of Renew’s success and value to the 
City.   The resulting development creates jobs and increases the tax base of the City 
at the same time that it erases the original blighting condition of the property. These 
agreements also carry additional responsibilities as Renew must follow up with buyers 
toward the end of their development agreements. 

Point of Risk:  Depletion of Marketable Property

Renew and DMD have concerns that they are depleting their inventory of marketable 
properties, especially in areas of emerging markets or significant non-profit 
development capacity. The BEP properties that Renew is adding to its inventory may 
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not be as marketable has many of them are located in weaker markets that have higher 
concentrations of vacancy and lower market values.  The map below shows the location 
of Land Bank inventory overlaid on the TRF MVA, showing that the majority of the 
inventory is located in the more challenging markets of the city.

Diverse Market Conditions

Market conditions vary widely, even in 
the areas with concentrations of Land 
Bank inventory.  Some communities have 
strong and active non-profit and for-
profit developers, others do not yet have.  
These varying market conditions suggest 
that Renew may want to pursue different 
acquisition strategies for each type of market.  

In the near east neighborhoods, the NEAR 
Community Development Corporation has 
been acquiring and renovating property from 
the land bank inventory. In this neighborhood, Renew’s inventory has been nearly 
completely depleted as a result of NEAR’s successful development programs, and 
NEAR is turning its focus eastward toward blocks with additional land bank inventory.

In the near northwest neighborhoods there is a high concentration of land bank 
inventory, market values are low and there is limited development capacity. This is 
likely to change as a new charter school is built near the river at 30th St., and INHP 
begins a concentrated investment program designed to develop affordable and 
workforce housing in the surrounding neighborhood.  It is hoped that these two public 
investments will spur significant private investment in this neighborhood and the 
remaining land bank inventory will become more attractive to private investors and 
adjacent neighbors.

Photo:  Mayor Hogsett looks on as a problem 
property is torn down. The site will be developed 
by King Park Development Corporation as new 
housing next year.
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Blight Elimination Program
 
Overview

BEP complements Renew’s marketing programs. Funded by the U.S. Department of 
Treasury’s Hardest Hit Fund, BEP allows Renew to acquire, clear title, demolish unsafe 
structures, and maintain and market the resulting vacant land.  Renew manages this 
program on behalf of the City.

Properties are identified for this program by a number of partners, including the City’s 
Vacant and Abandoned Properties Working Group, the Department of Metropolitan 
Development, elected officials, community development corporations, and civic 
organizations.

The properties treated under this program are prioritized by the need to demolish a 
particularly unsafe or unsound residential structure.  Before the demolition can begin, 
properties must be owned by Renew with clear title.  Renew acquires property through 
a variety of channels including:

• Direct transfer from DMD of City-owned properties.  
• Two-step transfer from County Commissioner’s Surplus Sale inventory, through 

DMD, to Renew.  This requires approval by County Commissioners as well as 
Metropolitan Development Commissioners.

• Direct purchase from private parties
• Donation through quitclaim deed

Program volume has increased each year of operation.  

Table 2:  BEP volume by year

Calendar Year Units 

2015 15
2016 91
2017 118
2018 200
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Value as a Risk Management Tool  

The Blight Elimination Program is a critical resource in helping Renew and the City 
manage the risk of new acquisitions. With limited staff, it is challenging for DMD and 
Renew to thoroughly inspect every property that is requested from the surplus sale list. 
As a result, some of the properties acquired are likely to be in such poor condition that 
they must be demolished. While BEP is available, those funds can be used to demolish 
structures and maintain the resulting land.

As BEP activity winds down, Renew and DMD will need a different strategy for managing 
this risk. Field staff should inspect every property prior acquiring it.   This inspection 
will serve at least two purposes. The first is to understand the physical condition of the 
property itself so that the property can be managed properly once it is in the inventory.  
The second is to understand the condition of the surrounding properties and adjacent 
market conditions so that Renew can thoughtfully price the property for a quick sale 
and return to reuse.

Implications of Program Completion

While the BEP has been a significant success and a valuable resource, there is pressure 
from the Treasury Department and State of Indiana for the program to complete 
demolition activity in 2018.  No additional resources have been identified to continue 
the program as it is currently designed. The end of the program will have several 
impacts on Renew.  It will eliminate the workload of one full-time staff person and 
the direct costs of supporting BEP activities including contractors and title clearance, 
although some funding for maintenance and real estate taxes should continue through 
2020.  

The end of the program will make future acquisition of property by the Land Bank 
somewhat riskier, as BEP resources will not be available to demolish structures when 
they become dangerous and require treatment.  City resources will be needed to 
manage demolition once BEP is complete.

The wind-down of BEP is happening at the same time that Renew’s marketing and 
sales program is expanding.  This creates an opportunity for Renew to redirect the staff 
resources that were supporting BEP to support the expansion of the marketing and 
sales work, and to offer more direct follow-up on buyer compliance with development 
requirements.
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Renew Today

Strengths

Strong leadership:  Renew’s executive director is well connected to the City’s 
leadership networks and has a strong working knowledge of the City’s residential real 
estate markets.

Strong and diverse board:  Renew’s Board of Directors and Review Committee 
represent a solid cross-section of the stakeholders in the community development and 
low and moderate income residential real estate markets of Indianapolis.  

Strong key partner relationships:  Renew is well connected to the organizations 
and institutions that support community development in Indianapolis.  It has strong 
support from the City, LISC, and the philanthropic organizations that invest in 
community development activities, and well as good relationships with those in the 
real estate development community.

Strong and capable staff:  The team that supports Renew’s day-to-day activities 
is strong and capable.  Their Data Manager provides excellent support through their 
website, GIS services, and reporting tools.  

Effective policies and procedures:  Renew’s disposition policies are thorough and 
thoughtfully drafted, and support a solid and transparent disposition process.

Vulnerabilities

Thin staffing:  The recent departure of the BEP program manager highlights a key 
point of risk for Renew; each of Renew’s programs is supported by only one staff person 
with limited sharing of responsibilities.  This places a heavy burden on the Executive 
Director to fill in gaps in functional capacity at same time they conduct a search for 
new staff, diverting leadership resources from other important functions including 
board support and long-term program planning.

Increasingly shallow inventory:  Renew’s successful marketing efforts over 
the past three years has begun to deplete the Land Bank’s inventory of marketable 
property.  While there is no shortage of vacant and abandoned property in the city, 
Renew’s ability to effectively continue to serve the City depends on an ongoing and 
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robust acquisition process designed to clear title and add marketable properties to the 
Land Bank inventory.

Limited working capital:  The Land Bank closed its 2016 books with an operating 
loss and a negative fund balance, and it had to open a line of credit to ensure that it could 
continue to pay basic expenses.  While it wrapped up 2017 on a much healthier note, 
with a significant surplus and the equivalent of several months of operating expenses 
in its checking account, it still does not have the resources to support significant 
investments in new opportunities for smart interventions.

Lack of good storytelling:   Renew’s recent strong performance is not well-reflected 
in the public’s perception of the Land Bank, which, at least in the media, seems to still 
be influenced by residual memories of the old scandal.  With the numerous sales of the 
past two years, it should be possible to identify a number of excellent stories in which 
formerly blighted properties have come back to life as housing, shops, side yards, and 
gardens. 
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STRATEGIC 
GOALS
Strategic Goal 1

Build on Strength: Grow Renew’s Marketing 
and Sales Program

Expand Inventory 

Surplus Sale:  Renew and DMD should expand their use of the Surplus Sale to transfer 
unsold tax foreclosed property into the Land Bank inventory.  Careful inspection and 
selection of those properties, prior to transfer, should ensure that they are located in 
areas where Renew can market them for redevelopment or reuse, and should help 
to identify properties that require early demolition for safety or blight elimination 
purposes.

National Community Stabilization Trust:  This program is a resource that 
connects Renew to the mortgage-foreclosed property inventories (Real Estate Owned) 
of banks and mortgage companies across the country.  Through the Trust, Renew 
has an opportunity to acquire these properties at a discount, sometimes with a cash 
incentive from the seller that can help to offset the cost of repair or demolition.

For Renew to successfully use the NCST program, it needs three key resources:
1) The ability to quickly inspect and evaluate properties as they are offered 

through the program, as the window of opportunity to accept is fairly brief;
2) Adequate working capital to allow Renew to close on selected properties 

within 30 to 45 days;
3) A network of partners that have the capacity to acquire and develop the 

properties as they flow through the program.
Renew has already established a relationship with the Trust, and has been receiving 
lists of property for consideration, it recently purchased its first property through the 
Trust.
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It might make sense to establish partnerships with trusted developers in which Renew 
shares responsibility for the inspection, evaluation and selection of property with the 
developer and acts as an agent to acquire selected properties on behalf of the developer.   
This model has been successfully used in other communities including Philadelphia.

Strengthen and Expand Network of Development and Marketing Partners

Community Development Corporations serve a considerable portion of Indianapolis’ 
most impacted neighborhoods, with strong track records of thoughtful engagement, 
equitable development, and positive change in their communities.  These organizations 
have limited resources to acquire a pipeline of properties to support their development 
programs, and would benefit from stronger working relationships with Renew.  An 
expanded program of engagement with select CDCs will strengthen the pipeline of 
properties acquired by the Land Bank and subsequently sold for development as 
affordable or workforce housing.  This stronger pipeline would also help CDC’s secure 
future funding for that work.

Indianapolis Neighborhood Housing Partnership:  This group is both a funder of Renew’s 
activities, and a financing partner for some of Renew’s buyers. INHP is beginning to 
focus some of its resources in the near northwest neighborhood by providing financing 
for the development of affordable housing and providing incentive to owner-occupant 
buyers. These development programs will absorb some of the Land Bank inventory in 
those neighborhoods and will likely need the Land Bank to use its ability to acquire 
other abandoned property to support their efforts. A stronger partnership will help 
identify adjacent and nearby properties that strategically support those development 
efforts.

Private Developers:  Renew’s inventory of cleared vacant lots and residential structures is 
attractive to the development community in some areas of the City. Clear and marketable 
title makes its inventory even more attractive, as it shortens the development timeline 
and eliminates the uncertainty caused by quiet title actions.  Renew can expand its 
reach into that community by periodically circulating new inventory listings (a “hot 
sheet”) to brokers and developers.  Clearly explaining the terms and conditions of sale 
will help to retain buyers that walk away during the review process.

Realtors:  Renew is now a member of the Metropolitan Indianapolis Board of Realtors 
(MIBOR).  As a result, Renew can list properties for sale on the local Multiple Listing 
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Service, and engage a large network of Realtors to help market those properties.  
Renew has already begun to explore creative ways of engaging this network by seeking 
referrals of potential buyers to Renew’s website in exchange for a referral fee.

Expand Marketing in Weaker Markets

Vacant lots:  Renew has begun to market some properties for conveyance without 
development requirements.  These properties are vacant lots in weaker markets that 
have been held in the land bank for several years without any expressed interest by a 
developer or an adjacent owner.  

Side yards:  Direct marketing of cleared vacant lots to adjacent property owners may 
help to identify new buyers, especially in markets where developers are not active. It will 
be important to price properties attractively, or directly discount them, to encourage 
these sales.   Discounts could take into consideration the future costs of maintenance 
by the Land Bank, and the opportunity to bring the properties back onto the tax roll.  

Community Gardens:  In some places it may make sense to encourage the use of Land 
Bank property for community gardens.  These gardens reduce maintenance costs, 
provide a source of seasonal fresh food, and build stronger communities as neighbors 
work together to organize and maintain their gardens.  

Alternative uses:  Broader conversations with stakeholders or focused brainstorming 
sessions with Civic and Community Development groups might lead to the identification 
of other potential uses for Land Bank inventory, perhaps similar to the House Life Arts 
Project that ended in 2017.
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Production Goals

Indianapolis Land Bank Acquisition, Disposition and Inventory Goals

2016 2017 2018 2019 2020
Starting Inventory

 DMD  768  641  576  686  746 
 Renew  5  86  219  239  179 
Total  773  727  795  925  925 

Acquisitions

 DMD 0  55  250  200  200 
Renew - DMD Inventory Transfer* 83 58 10
Renew - Surplus 67 70
Renew - Private Party 1  11  0  20  20 
 Total  84  202  330  220  220 

Conveyances

 DMD  44  120  140  140  140 
 Renew  3  14  60  80  80 
 Total  47  134  200  220  220 

Ending Inventory

 DMD  641  518  628  746  806 
 Renew  86  219  239  179  119 
 Total  727  737  867  925  925 

* Inventory transferred from DMD to Renew for B.E.P.

Does not add to overall Land Bank inventory.
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Strategic Goal 2 

Expand into Commercial/Industrial Real 
Estate Sector

Industrial focus areas

Renew and LISC are exploring the potential for intervening in the industrial real estate 
market in the city. There is a perception that despite a strong regional economy and 
active industrial development market, several industrial development opportunities 
are not progressing in Indianapolis. These are particularly located in historic industrial 
locations and areas between the Downtown core and the interstate highway edge and 
are seen as illustrative of a wider opportunity. This section summarizes the context 
and a range of potential responses.

Industrial Development Context

There is an active market in the region and the city, based on a strong multi-state 
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location well served by interstate highways and a local labor force. There has been 
significant economic growth and construction of new facilities in the wider region, 
linked to regional interstates.
There have been many economic development successes in the city, including:
• Market-led development of new facilities.
• Structured and intentional reorganization and relocation of businesses as the city 

core expands, with new facilities constructed.
• Creative reuse of existing buildings in historic industrial corridors by a new 

generation of businesses - often tied to light business to business, consumer 
products and food and beverage supplies - close to the core.

• Renovation and reuse of historic industrial buildings further out, particularly where 
these are tied to Interstate locations.

• However, there are examples of where neither the market nor the existing array 
of organizations have secured redevelopment or reuse of industrial sites and 
buildings, including:

a. Larger sites which were previously home to, or anchored by, single large 
employers making consumer products for the US market which had their 
peak in the post-war period.

b. Stand-alone industrial buildings, either single or multi story, dating from the 
early 20th century.

c. Mid ring locations - between the core and the interstate collar, and often 
without immediate access to cross town interstates.

Some of the properties have City ownership interests.  Both Renew and LISC have 
expressed a strong interest in tackling these problems to achieve a range of economic, 
community and place development objectives.
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Economic Development Organizations

There is an existing array of economic development organizations active in the 
industrial market in the Indianapolis region. This includes the following:

Indianapolis Organizations Development Roles

Private Sector – Developers

Private Sector - Brokers

Development

Marketing and leasing

Indy Partnership

Develop Indy

Promotion of region and city

Economic development

Employ Indy Workforce development

City of Indianapolis – Metropolitan Development

City of Indianapolis - Treasurer

City of Indianapolis - Economic Incentives

City of Indianapolis – Metropolitan Development

Land assembly

Tax foreclosure

Site incentives

Site RFPs

Renew Indianapolis

Renew Indianapolis

Site database/marketing

Land bank/transfer

LISC Indianapolis Planning and financing

These organizations represent a full spectrum of services. However, there is a perception 
that industrial development opportunities in inner neighborhoods either fall through 
organizational gaps, suffer from an absence of comprehensive site information or are 
not marketed in a proactive way.

There is also a perception that there is not an effective mechanism for marketing and 
securing new users for City-owned commercial properties and that the Economic 
Development service pipeline is not complete. The public sector is not focused on 
these opportunities and given low values, the private brokerage sector is uninterested 
because of the low gross commission potential. Potential tenants for smaller in-city 
locations also tend to be smaller and not have the in-house real estate expertise that 
larger multi-location corporations have in place and will therefore overlook these 
opportunities. There is a need on multiple levels to fill this gap.

Progression Toward a New Intervention

Renew and LISC Indianapolis have expressed an interest in stepping in to address 
these issues, with a new geographic and organizational focus. Given the existing array 
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of organizations there is a range of options to take forward. The recent award of Lilly 
Endowment funds to LISC opens a larger opportunity for Renew to intervene more 
aggressively in this sector.

The following are a series of organizational development phases that, when taken 
together, represent a calibrated expansion of Renew’s land bank programs into the 
commercial and industrial real estate markets. The starting point is that Renew currently 
operates as a nimble organization which has a small operating and acquisition budget 
based in residential transactions. It is also understood that Renew does not actually 
take title and instead facilitates and markets development opportunities. Entry into the 
industrial market represents a shift in category and scale of development and potential 
role in the re-use or redevelopment process. 

The following phases describe an evolution of the roles, resources required, key 
relationships, risks, potential time frames and the outcomes.

These are sequential steps towards a new role over time, with credibility and confidence 
building from successes, with a linked ability to raise the necessary financial resources 
and governmental support.

Renew will also need to consider the evolution of its current core mission which is 
focused on single-family and other smaller scale residential opportunities.

Phase 1: Renew as Advocate, Facilitator and Marketer

This phase involves Renew gathering site data and information, communicating with 
owners, scoping the potential of sites and facilities and preparing a full site information 
and marketing pitch. Renew would also solicit information from brokers for sites they 
represent. Critically this would bring key information into one place - addressing a 
concern that there is no single source for target sites. Material and information would 
then be provided to existing inward investment platforms. Matchmaking with industrial 
brokers active in the market could also be carried out through direct contacts.

This role focuses on leading and coordinating other agencies active in the city and 
region to bring the development opportunities Renew is interested in onto their 
agendas. This is a gap-filling role and Renew would provide energy and marketing 
focus for site which have fundamental attributes which support re-use, but which are 
not securing visibility.
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City-owned sites can be the initial focus and can be used to demonstrate the capacity of 
the organization to do the work. It is preferable for the City to retain title on property 
it currently owns during this stage.

Resources required for this include adding staff to research site information, 
communicate with owners and compile a package which can then be used to update 
public and private platforms. This is potentially one part or full-time position.

Buy-in and collaboration with other agencies would be required. A forum for joint 
working would need to be established.

This will happen in 2018.

Risks would be minimal in financial and legal terms as Renew would not be in the 
chain of title. The primary risk is reputational, in the event the initiative is perceived to 
not be adding value to an existing organizational infrastructure in the region.

The outcome would be clarification of and raised visibility of the opportunities in target 
areas, with the potential to secure more investment and job growth in target areas.

Phase 2: A Small-Scale Land Bank Partnership

During this phase, Renew and the City of Indianapolis Department of Metropolitan 
Development and Treasurer would work in partnership with a focus on bringing the 
tax delinquent industrial properties back into private ownership and active use. This 
would focus on smaller scale tax delinquent industrial properties in target locations.

Under this partnership Renew would provide the services identified under Phase 1, 
while public agencies would hold title. This would bring properties to the market via 
a land bank sale before transfer to a new long-term business user, private developer, 
non-profit developer or landlord. Interventions would be focused on real estate at 
the smaller end of the spectrum and be subject to a full market assessment to prove 
demand for this real estate type in its current location.

Resources required would include assignment of staff from both Renew and public 
agencies to create information and marketing packages and manage transactions. 
The problem solved would be a lack of progress in bringing selected tax delinquent 
industrial properties back into active use.
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Renew will not be subject to property taxes for the period it holds the property. However, 
it would Renew would still act as a land bank with responsibility for packaging the 
offer, marketing, securing a buyer and closing the sale.

In addition to buy-in and collaboration with other agencies, if a public entity is expected 
to take an ownership position, senior level government administrative support will be 
required, as well as that of elected officials. A new level of approval for transactions 
engaging Renew and City authorities would be required.

A time frame for moving into this role is one year and is dependent on establishing 
credibility in this realm through Phase 1.

The potential outcome would be a series of existing buildings or smaller sites brought 
back into productive use.

Phase 3: A Small-Scale Renew-Led Land Bank 

In this phase, Renew will directly intervene in the industrial market with a focus on 
smaller scale opportunities in target locations.

This will entail acquisition of real estate by Renew and DMD, with the intention of a 
short-term hold, before transfer to a new long-term business user, private developer, 
non-profit developer or landlord. Interventions would be focused on real estate at 
the smaller end of the spectrum and be subject to a full market assessment to prove 
demand for this real estate type in its current location. The portfolio could also include 
tax delinquent properties transferred to the Land Bank by the City or County.

Among problems solved would be removing unmotivated owners from the opportunity, 
allowing new investment, consolidating fragmented ownerships or clearing sub-leases 
– all as a means of positioning the opportunity to a new way in the market.

Resources required would include a revolving fund sufficient to enter this market.   A 
$2-5m fund would be a starting point. At this level one full time, experienced real estate 
professional would need to be added to the organization. A full array of professional 
resources would be required, including legal and potentially brokerage. 

At this stage it would be possible to recruit an industrial broker as a staff member 
– someone with established industrial brokerage network contacts who would be 



32 Renew Indianapolis: Organizational Strategic Plan

prepared to work on a salary rather than a commission basis. This is potentially a late 
career position for someone interested in working perhaps 3 days a week.

The array of sites may broaden to include privately owned sites. The Phase 1 
environmental review process can be used to determine whether the City wants or 
needs to in the chain of title. The local reported experience is that former retail sites / 
grey field sites do not typically have environmental issues.

To protect Renew in taking title to any properties, the necessary legal and insurance 
safeguards for the organization would be required. Risks to the organization are 
financial and encompass legal and liability considerations. 

Although the scale of projects may be relatively small in industrial terms, there would 
be a significant step in the value of individual transactions compared to residential lots. 
This, along with legal and insurance requirements, would mean a significant change in 
the nature and role of the organization, taking it into a new scale and realm of activity.
There is a wider discussion among Indianapolis organizations regarding economic 
development strategy, which is incorporating notions of inclusive growth and economic 
mobility in addition to a focus on net new job numbers. The selection of sites for 
inclusion could include prioritization of sites which meet these dashboard items.

A time frame for moving into this role could be 2 years and might be dependent on 
establishing credibility in this realm through the earlier stages of this work.  

The potential outcome would be a series of existing buildings or smaller sites brought 
back into productive use.

Future Option: Large Scale Land Bank

Renew may consider a larger scale land bank operation in the future to take on larger 
redevelopment sites. This would be a substantial step in scale of development and 
presents the potential that sites or their components would be held for longer periods. 
This is a model which moves closer to the role of an industrial development authority, 
with site acquisition, preparation, master planning, marketing and sale functions. 

Several sites reviewed are large scale and realizing full re-use will entail complexity and 
time. Organizational resources will need to reflect this and could mean a combination 
of 2 – 5 staff and a full array of external professional services.  A revolving funding 
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resource of $10m + would likely be required, depending on the number and extent 
of sites which would be addressed.  Where larger sites are concerned, phased sales of 
smaller industrial lots and mixed-use sites may be required.

Close coordination with government on planning, infrastructure and, potentially, to 
deploy Eminent Domain powers would be required. Significant administrative and 
political buy in would be necessary. A case for locating this function within Renew 
rather than an existing government agency would need to be made. 

The closest model to this scale of intervention is the Cleveland Industrial Commercial 
Land Bank which assembles, repurposes and redevelops sites within the city and is a 
governmental entity1.

Risks to the organization are financial and, depending on the above, encompass legal 
and liability considerations. A significant investment in site assessment and market 
potential would be required to ensure sites pass into new ownership.

This scale of operation is not being considered by Renew today, but may be worth 
considering in approximately 5 years, dependent on establishing credibility in this 
realm. The potential outcome would be a series of industrial, or business led mixed 
use developments within Indianapolis.

Next Steps
 

1. Convene a working group of stakeholders in this sector, including LISC, DMD, 
Develop Indy, Employ Indy, Chamber of Commerce and active CDCs to review 
options and set direction.

2. Identify resources from existing staff or engage a contract part-time project 
manager with experience in this sector to support development of this work 
stream. 

3. Review records from tax delinquent property sales for the last three years to 
establish the number, location and type of properties which have been listed 
previously and the degree to which they were successfully sold to tax buyers. 
This can indicate the potential scale of an initial industrial land bank market.

4. There is widespread anecdotal evidence of interest in these locations and 

1  http://rethinkcleveland.org/About-Us/Our-Initiatives/Industrial-Commercial-Land-Bank.aspx
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types of property. However, this has not been systematically documented. It 
is recommended that a formal market report be prepared which consolidates 
anecdotal evidence of demand and quantifies absorption within the City for 
these types of properties and locations over the 2012-2017 period. This will give 
a basis for a typical or average level of absorption and transactions.

5. Research and develop the potential legal and financial relationship between 
Renew, LISC, and DMD that could facilitate the use of LISC/Lilly loan pool to 
acquire and hold property at DMD.

6. Engage County Commissioners to explore common interests in bringing tax-
delinquent commercial and industrial properties back into productive use.

7. Catalogue the City’s existing inventory of vacant commercial and industrial 
property, including all readily available information about those sites.  Publish 
this information on Renew’s website.

8. Formalize the working group as additional board capacity or a separate 
board committee with the background and experience to oversee industrial 
site transactions - which are qualitatively and quantitatively different than 
residential transactions. Consider adding one or two members of the committee 
to the Renew board of directors.
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Strategic Goal 3

Strengthen Renew’s Internal Capacity and 
Operations

Renew is a very lean and efficient organization, staffed by two full-time and two part-
time personnel. The organization has been remarkably productive over the last year 
as it juggled expanded marketing responsibilities and the management of a significant 
volume of acquisition and demolition activity.  In 2017, Renew completed nearly three 
times as many sales as it had in the previous year.

Staffing

The executive director is a seasoned manager with extensive experience in real 
estate development, and is responsible for day-to-day operations, board relations 
and everything else that is not in someone else’s job description. The BEP program 
manager appears to be operating at full capacity.  Renew’s data manager is part-time, 
managing their website and supporting an extensive database of properties owned by 
the Land Bank. Renew uses an outside accountant for bookkeeping, and a contracted 
payroll processing service.  

Next Steps

Expand program staff:  As Renew begins to work in the commercial/industrial real 
estate sector, it will need staff dedicated to that work with related skills, experience, and 
relationships.  Renew will need to hire a commercial/industrial real estate specialist 
in 2018 to work closely with Renew’s Executive Director to implement the strategies 
outlined earlier in this plan. 

Hire field staff: Future property acquisitions and property sales will require on-site 
inspections by staff of either DMD or Renew.

Hire executive support:  As the transaction volume increases and the scope of 
Renew’s work expands to include a new sector of real estate, the executive director 
will need additional support to assist in day-to-day operational management, board 
support, and program development.  A deputy director might best serve this role and 
might over time be positioned as a successor to the current executive.
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Reduce risk of turnover: While the staff is dedicated and highly competent, the 
agency is vulnerable to turnover, as each staff member performs a unique function with 
limited overlap in responsibility.   In order to strengthen and grow the organization it 
will be important to minimize turnover by ensuring that staff are compensated properly 
and receive benefits commensurate with similar organizations in the area.  It may also 
be helpful to cross-train staff so that key functions can be carried on during transitions 
that may happen in the future.

Board of Directors

Renew is overseen by volunteer board of directors with 12 members. The board is 
energetic and enthusiastic in support of the organization and its mission.  Its members 
represent an excellent cross-section of stakeholder interests including the City’s key 
role in the partnership that is the land bank program.

The board’s energy, skills, and relationships are an excellent resource that can help 
grow Renew’s programs.  

Next Steps

Expand the board:  The board should consider the addition of one or two additional 
board members representing key partnerships, such as the Indianapolis Neighborhood 
Housing Partnership or the County Treasurer’s office, as Renew seeks to build stronger 
trusted relationships.

Develop a new Industrial/Commercial Advisory Committee:  Renew has an 
opportunity to build relationships and expand its effectiveness with new Commercial/
Industrial land bank activities.  These activities should be supported and guided by an 
advisory body of experts in that field.  Over time, one or more of these people might 
also be asked to join Renew’s board of directors as well.

Acquisition Committee:  As Renew expands its strategic acquisition program 
through the Surplus Sale and NCST programs, it should develop a process for reviewing 
these prospective acquisitions and a review committee to assist with oversight.  
Membership might include development partners, DMD, Realtors, and others with 
relevant expertise.
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Expand staff support for Review Committee:  The Review Committee represents 
an even wider cross section of stakeholder interests than the board and is critical to 
the trusted buyer review process that Renew has developed in the past two years.  It is 
however, active to the point of overworked as Renew’s application volume increases.  
This committee may need additional support by staff as the organization evolves, with 
a more detailed staff level review and recommendation of applicant qualifications and 
proposed use before the committee meeting.  This work should be guided by policies 
established by the committee and approved by the board.  The committee might also 
consider delegating some decision making (like side yards) to staff.  All such decisions 
will continue to be reviewed by both Renew’s board and the MDC.

Information Technology

The databases and website used by Renew were developed in-house by Renew’s data 
manager.  They are each solid, useful, and successful tools that serve Renew well.  At the 
end of 2017 Renew’s data was incorporated into a new system that the City procured 
from EProperty Plus.  This new system will be used by the DMD to track and maintain 
the property in the Land Bank inventory.  

Renew’s current tools are integrally linked to its business processes and should be 
maintained and supported for those purposes.  It would be helpful to build links 
between the two programs over time so that data is shared in a timely and efficient 
manner.

Financial matters

A review of Renew’s 2016 audit indicates that Renew began 2017 with a negative net 
asset value, and very limited cash on hand.  To some extent, Renew’s reported financial 
position was artificially low due to the accounting required for certain program 
expenses and resulting forgivable mortgages, but there is no doubt that the Renew 
began the year with limited working capital.  Although it did not have to use it, Renew 
secured a line of credit in early 2017 to support operating expenses. 

During 2017 Renew’s financial condition stabilized.  The executive director indicates 
that the agency has accumulated adequate cash reserves to manage operating expenses. 
The Executive Director, Finance Committee and board should continue to monitor 
cash flow carefully in the coming months, especially as Renew expands to take on 
additional staff.  



38 Renew Indianapolis: Organizational Strategic Plan

Renew has begun to invest in the purchase of bank-owned properties through the 
National Community Stabilization Trust.  These properties are intended to be quickly 
marketed and sold.  Renew’s currently available capital is insufficient to support 
this activity at any significant scale.  This line of business will need the support of 
an additional cash resource such as a dedicated line of credit or a Program Related 
Investment from a local philanthropy.  

Five-Year Financial Overview

The five-year budget analysis shown below includes the following significant trends:

Reduced revenue from the Blight Elimination Program:  This program ends 
in 2018, eliminating Renew’s largest revenue source.  This loss of revenue will be 
almost completely offset by a reduction in direct expenses including demolition and 
other contractor expenses, liability insurance premiums, real estate taxes, utilities, 
repairs and mowing costs.  The end of this program may also have a beneficial impact 
on Renew’s cash flow, as it will not have to advance funds to contractors while awaiting 
reimbursement from the state.

Increased revenues from property sales and processing fees:  These 
revenues will continue to increase due to a variety of factors including Renew’s ongoing 
adjustment of sales prices to better reflect true market value and increased overall 
application and sales volume. 

Increase staff:  Additional staff as described above will expand organizational, 
program and financial management capacity. 

Hold property management expenses steady:  This budget projection anticipates 
that Renew will continue to directly hold and manage the inventory it acquired during 
the BEP.   Revenue from these property sales goes directly to Renew upon sale, and the 
review and approval of sales transactions is somewhat simpler as they do not have to 
be approved by the MDC.  Renew and the City may revisit this assumption from time 
to time.
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Draft Renew Indianapolis Five Year Budget Analysis

FY 2016 to FY 2020

2016 2017 2018 2019 2020
 Actual  Actual Budget Projected Projected

 Audited  Unaudited Adopted

Revenue

Board Contributions  -  2,100  2,000  2,000  2,000 
General Donations / Contribu-
tions  10,400  20,000  20,000  20,000 
HHF Program  1,353,684  1,505,312  2,500,000  -  - 
Grants

City of Indianapolis  55,000  60,000 
LISC  50,000  50,000  50,000 
City Council  100,000  100,000  100,000  100,000 
INHP, PNC  25,000  55,000  50,000  50,000 
Central Indiana Community 
Foundation  50,000 
Community Progress  54,875  -  -  -  - 
Grants  109,875  235,000  205,000  200,000  200,000 

HLP Grants  53,272  24,517  -  -  - 

Property Sales and Fees

Standard and Homestead 
Sales  43,718  70,382  85,000  400,000  500,000 
Side and Vacant Lot Sales  6,100  64,220  70,000  100,000  100,000 

Processing Fee Revenue  9,797  20,000  20,000  20,000 
Donated Property  1,950  -  -  -  - 
Property Sales and Fees  51,768  144,399  175,000  520,000  620,000 

Total Revenue  1,568,598  1,921,728 
 

2,902,000  742,000  842,000 
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Expenses

Charges, Dues, Subscriptions  315  2,699  2,950  2,950  2,950 
Insurance  27,472  29,236  33,250  33,250  33,250 
Interest  630 
Property Expenses  7,030  8,890  17,500  17,500  17,500 
HHF Expenses  1,248,730  1,156,682  2,439,500  18,500  18,500 
Program Development 
Reserve  190,000  250,000 
House Life Art Project  17,547  40,742  -  -  - 
Legal and Professional Fees  23,416  32,060  43,000  43,000  43,000 
Licenses and Fees  2,483  3,482  4,000  4,001  4,002 
CCP TA  54,875 
Meal and Entertainment  159  300  300  300 
Office Supplies  1,897  1,640  5,000  5,000  5,000 
Office Expenses  933  3,147  6,550  6,550  6,550 
Rent  10,320  9,695  15,000  15,000  15,000 
Salaries and Benefits  175,850  218,654  360,000  396,000  435,600 
Misc Expenses  2,519  119  10,000  10,000  10,000 
Total Expenses  1,573,388  1,507,205  2,937,050  742,051  841,652 

Revenue Minus Expenses  (4,790)  414,523  (35,050)  (51)  348 
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Measure success

Renew’s success will be measured in many ways.  Some of these are easy and can be 
reported every month to the board, others might take some effort to compile, but will 
be useful in telling a more comprehensive story of the Land Bank’s work to improve 
the city. 

Increase sales
• Measured as number of units, this count can easily be reported to the board each 

month and accumulated over time to demonstrate larger impact.
• Total square footage:  If available, the square footage of land transferred helps 

stakeholders understand the scale of the Renew’s impact. 
• Total value of property sold:  This not only helps measure the impact on the budgets 

of Renew and the DMD, it also shows the Land Bank’s economic impact in the real 
estate market.

Land Bank Inventory
Reports, on a quarterly basis, of sales, additions and overall inventory numbers will be 
helpful to evaluate success, and also to project future maintenance costs for the Land 
Bank.

Reduce Blight in Neighborhoods Impact by Vacant Property
Work with the Vacant and Abandoned Properties Task Force to find ways of measuring 
blight in the communities where Renew is selling property, track changes to those 
blight indicators over time.

Ensure Compliance with Development Agreements
Working with the DMD, develop a simple protocol for following up with buyers two or 
three months before the end of the compliance period.  Work with buyers to close out 
their development agreements if they are able to present documentation of compliance, 
and flag those cases where buyers are either unresponsive or have failed to meet their 
obligation to develop the property in a timely fashion.  Work with DMD to follow up 
with those buyers.
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Increased Financial Stability for Renew
Use monthly or quarterly financial statements to track the financial health of the 
organization. Follow income statements closely to ensure that revenues mean 
expenses over time, and follow the balance sheet to ensure the renew has adequate 
cash in working capital to meet its operational needs and obligations.  Develop simple 
measures of financial health, such as months of cash on hand, to help board members 
track and understand the financial health of the organization.

Reduce Holding Costs for Land Bank Property
Work closely with DMD to track maintenance costs of Land Bank inventory including 
both DMD contracted expenses and Renew’s direct costs. Look for simple measures 
of efficiency like cost per square foot of mowing or cost per opening of maintaining 
boarded security.

Diversify Renew’s Revenue
Land banks are most successful when they have a diverse funding base.  Typical sources 
include general fund contributions from local government, revenue from property 
sales and processing fees, philanthropic contributions, and tax revenue sharing.  
Renew and the Indianapolis Land Bank began their operations with a heavy reliance 
on government support, but they are quickly moving to diversify their revenue base.  
In late 2017 the City of Indianapolis agreed to set aside 50% of the first five years of 
new real estate tax revenue generated by properties sold by Renew to support Land 
Bank operations.  Higher sales revenue generated by Renew’s new pricing strategies 
will generate additional funds, as will the new processing fees put in place during 2017.
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Conclusion

Renew Indianapolis is a solid organization with strong support from the local 
government, community, and philanthropic sectors.  Over the past year, under new 
leadership, it has strengthened its marketing programs and proven its ability to 
effectively manage the Blight Elimination Program.

Renew’s strong partnership with the City makes it possible to lead a strong expansion 
of those marketing efforts over the next three years as the Land Bank identifies new 
properties to acquire and market for reuse.  Renew’s unique partnership with the City 
will also help it step into the industrial and commercial real estate sectors, facilitating 
connections with the many organizations working in that area and offering services 
that will bring some of those abandoned properties back into productive use.
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Appendices

List of Participants

Name Title Agency

Bruce Baird Executive Director Renew Indianapolis

Chris Hartley Data Manager Renew Indianapolis

Bill Taft Executive Director LISC Indianapolis

Tedd Grain Deputy Director LISC Indianapolis

Rob Evans COO and EVP

Indianapolis Neighborhood 

Housing Partnership

Rusty Carr CFO/COO

Department of Metropolitan 

Development

Brent Pierce

Administrator, Real Estate and 

Economic Development

Department of Metropolitan 

Development

Michael Rogers Program Manager

Department of Metropolitan 

Development

Matt Hostetler Real Estate Coordinator 

Department of Metropolitan 

Development

John Hay Executive Director Near East Area Renewal

Michael Osborne President

Near North Development 

Corporation

Brad Beaubien

Administrator, Long Range 

Planning

Department of Metropolitan 

Development

Emily Mack Director

Department of Metropolitan 

Development

Mackenzie Higgins Project Manager Office of Mayor Joe Hogsett 

Emily Dowdall

Chief of Development and Policy 

Implementation Reinvestment Fund

Jeff Bennett

Deputy Mayor of Community 

Development Office of Mayor Joe Hogsett 

Scarlett Martin Project Manager Office of Mayor Joe Hogsett 

Jeff Miller Councilor City of Indianapolis

Janine Betsey Executive Director

Merchants Affordable Housing 

Corp

Jennifer Green President Insight Development Corp
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Board of Directors

Gareth Kuhl, President
Kuhl & Grant, LLP

Janine Betsey, Vice-President
Merchants Affordable Housing Corp.

Esther Carter-Day, Treasurer
Stock Yards Bank & Trust

Meredith Brickell
DePauw University

Todd Cook
Indianapolis Airport Authority

Patricia Gamble-Moore
PNC Bank

Tedd Grain
LISC Indianapolis

Jennifer Green
Insight Development Corp.

Jeff Miller
Indianapolis City-County Council

Vop Osili
Indianapolis City-County Council

Brent Pierce
Department of Metropolitan Development, City of Indianapolis

Mark Young
Crossroads Development and Consulting Company
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Materials reviewed

• Vacancy and Abandonment in the City of Indianapolis, Indiana, Center for 
Community Progress, 2016

• Social and Economic Trends in Indianapolis 2000-2014:  An Overview of 
Neighborhood Level Change, Alan Mallach and Center for Community Progress 
2016 

• The Reinvestment Fund Market Valuation Analysis, 2015
• Abandoned Property in Indiana:  Legal, Practical and Policy Effects if 2006 

Statutory Amendments, 2006
• City Of Indianapolis Neighborhood Investment Strategy, 2017
• Renew Indianapolis Priorities, Policies, and Procedures, 2017 
• 2016 Audited Financial Statements from Renew Indianapolis
• Financial statements and organizational documents from Renew
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Potential Entry Requirements for 
Interventions in the Industrial Real Estate 
Market 

Introduction 

The purpose of this paper is to give an overview of the Indianapolis industrial market 
and to provide broad guidance on the potential resources that would be required for 
Renew to participate in that market. 

Overall, this is a strong regional market. However, there are variations in performance 
based on the location, age and type of stock. Generally, large, modern facilities located 
close to interstate exchanges are at a premium for large national tenants. There is also 
demand for higher quality historic stock building stock close to downtown from a range 
of users. The flexibility, potential for multiple tenants and overlaps with service and 
retail sector activities supports value. The most challenged part of the market is among 
older buildings which have poorer maintenance and are located between downtown 
and the suburban interstate network. This profile is reflected in price variations across 
the city region. 

The following highlights some key factors affecting the sector, reviews the types of 
industrial property available within the market and then outlines broad price indicators 
as reference points for assessment of future purchase opportunities. The use of a 
professional industrial real estate broker with experience of the Indianapolis market is 
recommended in any transaction. 

A. Key Industrial Real Estate Trends 

Overall manufacturing activity within the US is concentrating. Heavy, basic 
manufacturing is in long term contraction in the face of international competition and 
production capacity spreads around the globe. At the other end of the manufacturing 
spectrum, consumer products are also facing international competition, whether for 
clothing, household goods or personal electronics. 

Focus within the United States is on business to business production, with an emphasis 
on high value-added machinery and equipment for sectors such as construction and 
aerospace. There is also a strong emphasis on high value products, such as chemicals 
and pharmaceuticals. In addition, there is still a large manufacturing base for perishable 
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goods, particularly food, which need to reach consumers quickly. In recent years there 
has also been a growth in small batch, artisanal, bespoke consumer facing production, 
particularly in urban areas. Food, beverages and clothing and other personal items 
have seen a growth in the desire for bespoke and original products. 

The most significant growth in industrial facilities has been in logistics and distribution. 
This has been a direct result of shifts in ordering and purchasing technology to an 
internet platform at both business to business and business to consumer levels. At the 
same time, technology advances have radically changed how warehouses operate. The 
result is a major new generation of national and regional fulfillment and distribution 
hubs around major interstate interchanges and secondary airports across the county. 
These facilities can be from 100,000- 500,000 sq ft in size. Workforce requirements 
have also focused these close to larger urban areas. Indianapolis is one region which 
has seen a significant growth in new greenfield facilities because of these trends.

In larger cities, smaller ‘final mile’ facilities have also been developed within a 
10–30-minute drive of city centers. These service aim to provide same day delivery 
to business customers, bricks and mortar stores, click and collect facilities and for 
consumer home deliveries. These can be single story or, if configured correctly, multi-
story facilities with between 20,000 and 70,000 square feet. 
Although there is a wide variety of industrial real estate, the primary types include the 
following. 

Large Distribution or Light Production 

• Floor Area: 100,000 sq ft + 
• Land Area: 4 Acres + 
• High ceiling, high bay, clear spans 
• Interstate access 
• Workforce access 
• Active site management 
• Workforce amenities 
• Serving national and regional markets 

Medium Distribution or Production
 
• Floor Area: 30,000 sq ft + 
• Land Area: 1 Acre + 
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• Multiple modular units 
• Higher ceiling, high bay, clear spans 
• Arterial access 
• Workforce access 
• Site management 
• Serving regional and local markets 

Small Production and Services 

• Floor Area: 3,000 sq ft + 
• Flexible space, 300 sq ft units 
• Arterial access 
• Workforce access 
• Building management 
• Serving local markets 

B. Indianapolis Industrial Market Context 

The following highlights some key findings from published research carried out by 
larger industrial brokerage companies active in the Indianapolis market. Each of the 
sources reviewed has their own definition of the city industrial market in terms of 
geography and scale. However, some common themes are identified.

JLL’s Industrial Outlook for Indianapolis published in 2017 identified the regional 
market as being poised for a new benchmark for completed construction. Net absorption 
of spaces remained high, while leasing activity continued to grow. 

One key factor highlighted was that new capital was being pumped into Indianapolis. 
With industrial investments assets at a premium nationally, one third of all investment 
activity involved investors new to the market. 

JLL’s definition of the Indianapolis city market identified it as being a 23 M sq ft 
market. Key indicators included a 2.9% vacancy rate and an average asking rent of 
$2.72 per sq ft. 

Cushman Wakefield identified industrial construction as being at historically high 
levels, with a potential pipeline of 6M sq ft. Much of this is considered to be pre-leased 
or else is owner built. The vacancy rate is well below the 10-year historical average. 
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Marcus and Millichap also identified Indianapolis’ robust absorption and sizable rent 
growth as attracting out-of-state investors. There is increasing competition for assets 
which is driving valuations up and moving local investors to the sidelines. Single-
tenant properties in Marion County are especially desired: cap rates begin in the low-6 
percent range for a property with a credit tenant. Multi-tenant properties near the 
airport, along major transit corridors or in large industrial parks are targeted at cap 
rates that begin in the 8 percent span. 

Colliers International identified a total regional market of 2,589 buildings comprising 
250M sq ft. There is a reported overall vacancy rate of 4.8% vacancy, with an average 
asking rent of $3.78 per sq ft. 

The “downtown” market is identified as being made up of 179 buildings comprising 
11M sq ft, with an average asking rent of $5.05 per sq ft. 

C. Rationale for Industrial Real Estate Market Intervention 

Although the regional market overall is strong, there are pockets of the urban market 
which are not performing as well, with under-occupancy, under-maintained buildings, 
vacant buildings and vacant industrial land. It is likely that in many cases this is because 
the fundamental characteristics of the assets are challenged – either by a weaker 
strategic location for market and labor force access, older and poorer quality buildings. 

Given the overall strength of this market it will be important to have a clear reason for 
intervention in the market and acquisition of industrial real estate which the market 
is not otherwise occupying or promoting. The rationale for intervention may include: 

• There is local demand, but the rent capacity of tenants is relatively low, 
with the lower potential return on investment discouraging both brokers and 
investors who see stronger opportunities elsewhere in the regional market 
• There are site challenges existing owners are not addressing - maintenance, 
inappropriate activities, image – which if tackled would bring a property back 
into active use 
• There is demand from other uses, such as residential or entertainment, 
which are creating displacement pressures on valued jobs locations
• Existing owners or a long-term tenant wishes to exit, but they do not have a 
building succession plan and need to be bought out to bring it back into full 
economic use 
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• The property is a remnant or fragment, which if acquired for assembly with 
neighboring properties could create a viable industrial development site – 
but with relatively low potential returns preventing market assembly 
• Business development or job training activities do not have a home. 

D. Potential Investment Resource Requirements 

1. Industrial Buildings 

A review of industrial properties currently being marketed within Indianapolis which 
fit the potential profile of real estate Renew could be interested in has been carried 
out to establish broad market and price parameters. The purpose is not to make 
recommendations about these specific properties but to draw a broader conclusion 
regarding potential resource requirements. 

The table below provides headline information for properties currently being marketed 
with the Indianapolis, where a price is advertised, sourced from LoopNet, a national 
web-based platform for commercial real estate. 
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Area Address Zip
Bldg Sq 

Ft
Site Area 

(Ac)
Price

Price Per 
Sq Ft

NW 2625 Lafayette Rd 46222 36,920 2.9 $900,000 $24 

NW 1125 W.16th Street 46202 10,500 0.7 $725,000 $69 

NW 2425 W. Michigan 40222 28,800 2.3 $2,750,000 $95 

Central 541 E. Ohio 46202 16,650 0.5 $1,277,000 $77 

NE 2490 N. Graham 46218 21,000 3.3 $835,000 $40 

NE 2851 N. Webster 46219 16,000 1 $750,000 $47 

East 3826 E. Washington 46201 3,450 0.2 $295,000 $86 

East 3502 E. New York 46201 3,750 0.3 $187,500 $50 

Total 137,070 11 $7,719,500 

Average Size 17,134 1.4 $964,938 

Average Per Sq Ft Sales Price $56 

Prices per building square foot range from $24-$95 per square foot, with an average of 
$56 per square foot as of April 2018. A similar exercise carried out in December 2017 
generated a similar average per square foot price. 

Based on this, it is possible to identify the potential entry cost of participating in the 
Indianapolis industrial market for typical product types. 

Bldg Sq Ft Site Area (Ac) Potential Price Range
10,000 0.6      $500,000     $600,000
30,000 1.7   $1,500,000 $1,800,000
50,000 2.9   $2,500,000 $3,000,000

There are indicative prices. There are additional factors to keep in mind: 

• Given the ranges found, prices will be determined by specific site location 
and amenity and building conditions 
• There is not a strong indicator of variations between different locations 
within the city, except central locations do appear to have a premium – higher 



53Renew Indianapolis: Organizational Strategic Plan

entry prices can be expected closer to the City Center 
• These are advertised prices, and final transaction prices may be negotiated 
down from these 
• Some of these properties have been on the market for some time, which may 
also establish a negotiating position 
• The proximity of nearby properties for sale and localized supply conditions 
may also reduce prices 

2. Industrial Land 

Industrial land values are more difficult to establish values for given the wide range 
of site conditions which may apply, particularly in urban areas where factors such as 
previous use, perception of risk and a lack of transactions can hamper identification of 
meaningful averages. Suburban greenfield sites present a more regular commodity by 
comparison. 

However, the table below gives a general indication of order of magnitude prices of 
industrial land per acre in recent years nationally. 

Average Industrial Land Prices per Acre 

The recent spike in values is driven by the immediate demand for sites for the rapid 
growth in industrial and logistics facilities identified above. Taking a longer term of 
view of general values in the post economic recession period from 2013 – 2016 may be 
a more reasonable indication of the long term industrial land value profile. 
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This suggests values in the $180,000 - $200,000 per acre range for smaller urban plots 
of 5-10 acres. Larger regional plots of 50+ acres would be in the $75,000 - $100,000 
per acre range. 

These are national averages. Given the strength of the Indianapolis suburban and 
greenfield market it is likely that larger plots will trade at higher prices than this. At 
the same time, the availability of some larger sites within the Indianapolis city market 
for some time may offer the opportunity to negotiate to lower prices per acre. There 
may also be significant variations based on site conditions, the level of site preparation 
needed and the level of owner motivation. 

However, Renew should be aware that engaging in industrial land transactions at any 
kind of scale is likely require resources in the millions of dollars, particularly if larger 
sites of more than five acres are targeted. There may be opportunities for smaller, 
tactical transactions to assist with site assembly on a turnkey basis, but these would 
likely be in collaboration with other organizations or in agreement with neighboring 
owners or end users. 

The above an analysis is intended to provide a guide to the potential order of magnitude 
of financial resources required for Renew to enter into the industrial real estate market. 
Assessments of specific properties should be carried out with the assistance of an 
appraiser or broker and any transactions should be carried out with the full assistance 
of a broker experienced in the Indianapolis market. 

E. Next Steps 

Renew has access to resources which could be used to participate in the Indianapolis 
city industrial market. These are both staff and, ultimately, financial resources. 

1. Investigate Inventory 

• Identify key data including: land area, building age and type, leasable 
building area, amenities (utilities and services, docking, facility standards 
(such as USDA), security. 
• Establish ownership position: single or multiple; institutional portfolio 
investor, local landlord or site user. 
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The table below is a set of industrial sites which are either listed on LoopNet or have 
been suggested by Renew staff and a potential role for Renew in bringing them back to 
industrial use. 

Area Address
Bldg
Sq Ft

Area AC 
Approx

Key Factors Recommendation

A NW 2625 Lafayette Rd 36,920 2.9 Recent facility, good access Leave to the market

B NW 1100 West 21st 20.0 Large, EPA findings Leave to the market

C NW 1125 W.16th Street 10,500 0.7 Small site, local industrial corridor Further investigation for direct Renew role

D West 2425 W. Michigan 28,800 2.3 Higher quality, recent era Leave to the market

E West 2350 Turner 2.5 Small, clear site, business neighbors Further investigation for direct Renew role

F Central 541 E. Ohio 16,650 0.5 Small, close to Downtown Leave to the market

G NE 2490 N. Graham 21,000 3.3 Small  site,  local industrial corridor Further investigation for direct Renew role

H NE 2851  N. Webster 16,000 1.0 Small  site,  local industrial corridor Further investigation for direct Renew role

I NE 2245-50 Valley Ave 70,000 4.0 Higher quality, active Mass Ave market Leave to the market

J NE 1544 E. Somoa 0.4 Small  site,  local industrial Further investigation for direct Renew role

K East 3324 E. Michigan 20.0 Large site, active City role Advocacy, master planning, tactical facilitation

L East 3029 E. Washington 40,000 0.8 Smaller building and site, high visibility Further investigation for direct Renew role

M East 3826 E. Washington 3,450 0.2 Very small, next to CVS Further investigation for non-industrial role

N East 3502 E. New York 3,750 0.3 Smaller Site, next to tracks Further investigation for direct Renew role

O South 1005 E. Sumner 15,000 0.5 Small site, local industrial corridor Further investigation for direct Renew role

An initial assessment has been carried out to identify those which may most closely 
align with Renew resources in the near and medium term. Renew can play a strong 
advocacy role relating to larger sites and could potentially play a tactical role in targeted 
site assembly activities if this is helpful to the overall project. Other sites can be left to 
the market on the basis that they represent products and locations which have traded 
well in recent market conditions. 

Sites for further investigation have been identified. These sites are generally smaller, 
reflecting resources available at the current time, and in areas where there is industrial 
business activity and relatively good arterial street access and visibility. 

This list is a snapshot and represents a moment in time. Over time, other sites can 
be expected to come onto the market and there is the potential that organizational 
capacity and resources will grow. This can lead to intervention on progressively larger 
sites in the Indianapolis market in the future. 

Active Investigation Leave to Market Advocacy Planning
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2. Determine Potential 

• Establish demand for buildings of this type based on nearby market 
absorption within half a mile 
• Establish demand for land in each location based on any similar deals or 
absorption within 2 miles 

3. Assess Financial Requirements 

• Based on the above indicators identify the likely total cost of a transaction 
• Assess the willingness of other parties to collaborate with Renew on the 
transaction, public agencies or a potential private sector developer or end 
user 
• Determine the level of financial participation of Renew 
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4. Contact Site Owners or Brokers 

• Establish motivation of owner: to continue existing use, to hold, to sell, to 
sub-divide 
• Request site data: Broker reports, environmental reports 

5. Conduct Environmental Due Diligence 

In the event it is decided to acquire or market a property based on an assessment 
of its fundamental marketability as a business location, it will be useful to clarify 
environmental conditions. A check for existing reports on conditions and confirmation 
of any Phase I, II, or III Environmental Assessments activities should be carried out. 

In summary these reflect: 

• Phase I Environmental Site Assessment: Document review, interviews, 
non-intrusive visual assessment and report prepared for a real estate holding 
that identifies potential or existing environmental contamination liabilities 
• Phase II Environmental Site Assessment: “Intrusive” investigation 
which collects original samples of soil, groundwater or building materials for 
analysis 
• Phase III Environmental Site Assessment: Investigation involving 
remediation of a site. The associated reports detail the steps taken to perform 
site cleanup and the follow-up monitoring for residual contaminants. 

The current or former site owner or acting broker will be able to confirm which level 
of assessment has been carried out. If there is no available documentation it can be 
assumed none has been conducted. 

It is recommended that a Phase 1 Assessment be secured or carried out to identify 
potential risks before any acquisition, or to clarify conditions to potential purchasers. 
DMD staff may also be able to carry out components of a Phase I Assessment. This is 
an important due diligence step in the acquisition process. 

Costs can vary significantly, but a simple or smaller site may have a cost of under 
$5,000, while studies for larger and more complex sites could reach into the five figure 
sums. The EPA, municipalities and non-profits have funded these studies to help 
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clarify the status of sites as part of economic development initiatives. 

There are also EPA Brownfield Grants which can be secured to fund Phase II studies 
which can be more extensive. The following represent some recent examples of funding 
secured in Chicago which can provide a template to be followed in Indianapolis. 

• In 2016 the EPA announced the City of Chicago has been awarded $400,000 
to assess contamination from hazardous substances and petroleum products 
on Brownfield sites in the Pilsen and Little Village neighborhoods. This grant 
was to inventory sites, conduct six Phase I Environmental Site Assessments 
and Phase II Environmental Site Investigations, and prepare three cleanup 
plans. 

• In 2018 the Chicago Southwest Development Corporation, Chicago: The 
grantee will receive $200,000 to clean up the Focal Point site at 2875 West 
19th Street. After cleanup of the 32-acre site, CSDC will begin a mixed-use 
redevelopment that will include health care providers, affordable housing, 
recreation facilities, and retail outlets. 

• In 2018 Cook County, Illinois received 600,000 to investigate environmental 
conditions at abandoned properties in under-served communities of Chicago 
Heights, Ford Heights, and Sauk Village. 

For larger and more complex sites, identifying external resources for environmental 
assessment and clean-up is recommended. 

6. Decide whether to Pursue the Property 

Based on the above steps and information a decision on whether to pursue the industrial 
property and under what terms will be needed at this point. This initial decision will be 
in principle and then authorize staff to mobilize to the next level of action. 

7. Retain External Professional Expertise 

At this point is strongly recommended that a qualified and experienced industrial 
broker who has acted in the Indianapolis, or similar, market be retained. For smaller 
sites this could be a staff-based position. Typically, such professionals will have worked 
for national or regional brokerage operations and will have a track record of completed 
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industrial transactions. Membership of the Society of Office and Industrial Realtors is 
also a common indicator of relevant experience. Larger sites should engage a broker 
from an established regional or national brokerage. This broker will advise on the 
necessary due diligence and pricing. Retention of legal counsel, particularly one with 
experience of industrial transactions will also be necessary.


