
 

 

To: Bristol Town Council 

From:  RFP Committee 

Date: February 24, 2026 

Re: Recommendation for BOT Award 

 

Dear Councilmembers: 

 

As directed by the Bristol Town Council (the “Council”), we have acted in our role as 

members of the RFP Committee (the “Committee”) established by Resolution 11-6-2025-18 to 

solicit responses to a Request for Proposals and Qualifications for a potential Bristol Street 

Department garage project (the “Project”) through a Build-Operate-Transfer (“BOT”) process. The 

Committee followed all notification and RFPQ requirements per IC 5-23. 

 

The Committee completed a Request for Proposals/Qualifications process and received a 

proposal from JBK Development LLC (the “Developer”). After completing the design, budget and 

financing deliverables during the scoping period, the Committee is pleased to recommend JBK 

Development LLC as the developer for the Project. The Committee makes this recommendation 

because of their extensive experience with the BOT process and past projects procured under this 

state law, the good and workmanlike manner in which they have completed previous similar 

projects, and their team’s completion of satisfactory design, budgeting, and financing deliverables 

during the scoping period. 

 

The Committee voted unanimously to recommend to the Council that JBK Development 

LLC be selected as the developer for this Project through the Build-Operate- Transfer process. A 

copy of the Developer’s proposal is enclosed herewith. 

 

Respectfully Submitted, 

 

Members of the RFP Committee 



Town of Bristol - Street Garage
October 21, 2025
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TOWN OF BRISTOL - STREET GARAGE

Dear Mr. Yoder and Members of the Town Council, 

JBK Development, together with R. Yoder Construction, is pleased to submit our proposal to partner with the 
Town of Bristol on delivery of the new Street Department Garage. 

We understand this project as the foundation of a multi-phase vision for the Town’s 4.3-acre site. Phase 
One — the Street Garage building — will be designed to meet immediate operational needs while allowing 
flexibility for future additions, such as recycling drop-off and brush/compost areas. 

Our team brings experience in municipal procurement/delivery, cost-conscious project structuring, and 
disciplined execution. With an initial budget of $1,000,000, we are prepared to deliver a durable, right-
sized building while positioning the Town for growth through a Master BOT Agreement — an agreement 
that establishes the garage as Phase One and allows the Town to add future phases or scope through 
addendums as directed by the Town.

Respectfully, 

Keith Plummer 
JBK Development
kplummer@jbkdevelopment.com | 574.360.2630
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TEAM QUALIFICATIONS

Developer | JBK Development 
•	 Indiana-based developer with local design and construction partners.
•	 Municipal-first approach: early alignment, transparent budgeting, and 

phased delivery. 

General Contractor | R. Yoder Construction (RYC) 
•	 47 years of construction management experience. 
•	 Expertise in municipal garages, estimating, and schedule control. 
•	 Surety bonding: $60M single / $120M aggregate. 

RYC 
Contractor

JBK
Developer
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PROJECT APPROACH

Delivery Method 

•	 Public-Private-partnership (BOT) under IC 5-23. 
•	 Flexible project scope that maintains Town control over budget and delivery, 

with the added efficiency and quality assurance of private-market participation.
•	 Addendums may be executed by the Town to include additional phases or 

scope, such as recycling drop-off or brush/compost areas. 

Scoping & Design Fee 

•	 Fixed fee of $10,000 + reimbursable civil fees, payable upon presentation of 
GMP, regardless of acceptance. 

•	 If the project proceeds, 50% of this fee will be applied as a credit toward total 
project costs, reducing overall expense to the Town.

Initial Program (per site visit): 

•	 ~8,000 S.F. steel structure building. 
•	 Drive-through bays with wash bay option. 
•	 Small office + restroom (expandable from current undersized space). 
•	 Future radiant floor heating (boiler/utility cost consideration). 
•	 Expansion-ready design (lean-to or modular additions). 
•	 Preserve existing storage building. 

Cost Control 

•	 GMP established at Construction Document stage. 
	ο Lump Sum and Contingencies set at 3–5% of project value. 
	ο Unused contingency funds shared 70% Town / 15% JBK / 15% RYC, 

maximizing public benefit while rewarding efficient project delivery. 
•	 Development fee set at 3%, covering JBK’s role in project management, 

municipal coordination, and delivery oversight. 
•	 Transparent allowances for utilities and specialty equipment.

Schedule 

•	 Scoping/design phase: December - March. 
•	 Groundbreaking: Spring of 2026 with completion based upon the Town’s 

target schedule.

Local Engagement 

•	 Prioritize Elkhart County subcontractors and suppliers. 
•	 Competitive bid process through RYC’s 2,000+ vendor network. 
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 EXPERIENCE & REFERENCES

SOUTH BEND FIRE STATION
SOUTH BEND, INDIANA
The South Bend Fire Station #8 was a full demolish and rebuild project with very limited site 
space to do so. The completed facility allows for a new 2-bay state of the art station with a 
full kitchen, living quarters, fitness room, and various other amenities that are important for 
the valued first responders to complete their jobs to the best of their ability.

Owner: City of South Bend Fire Department
General Contractor: R. Yoder Construction
Design Lead: Shive - Hattery

CLIENT
Todd Skwarcan. Asst Fire Chief 
574.532.6548
tskwarcan@southbendin.gov

PROJECT COST
$4M

DELIVERY METHOD
Competively Bid

SIZE
10,000 S.F.
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The ATC Corporate Headquarters transformed former farmland into a modern facility 
with a rain bay, EV charging station, and a multi-use showroom and cafe. Originally 
planned as a manufacturing plant, it evolved into a corporate headquarters during 
design and was completed on schedule with phased occupancy approved by the City 
of Nappanee.

Owner: Aluminum Trailer Company
General Contractor: R. Yoder Construction

ALUMINUM TRAILER COMPANY “ATC”
NAPPANEE, INDIANA

TRANSFORMATION MINISTRIES
SOUTH BEND, INDIANA

CLIENT
Duane Yoder 
574.773.2440
duane.yoder@atctrailers.com

PROJECT COST
$14,666,560

DELIVERY METHOD
Design-Build

SIZE
220,000 S.F.

CLIENT
Kory Lantz
574.737.4020
korylantz@transformation58.com

PROJECT COST
$5,117,450

DELIVERY METHOD
Design-Build

SIZE
34,446 S.F.

R. Yoder Construction transformed an abandoned factory into an after-school facility 
with offices, gym, multipurpose spaces, kitchen, meeting rooms, and classrooms.
Despite 20 owner-directed change orders, it was delivered on time and within budget.

Owner: Transformation Ministries
General Contractor: R. Yoder Construction
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PRELIMINARY COST AWARENESS 

LOCAL ENGAGEMENT PLAN 

Initial Phase
$1,000,000 (building + limited site work)

Long-Term Vision
Expansion-ready building, with future site uses added 

through addendums under the Master BOT Agreement.

Approach
Right -size now, minimize costs, structure BOT for 

controlled growth as funding allows. 

Commitment to Town 
preference for local 
economic benefit.

Elkhart County 
subcontractors 

prioritized in all trades. 

Local suppliers 
engaged early.
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APPENDIX
Exhibits 1 - 3

27453 County Road 150, Nappanee, Indiana 46550
jbkdevelopment.com

http://jbkdevelopment.com
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EXHIBIT 1 CERTIFICATE OF INSURANCE



TOWN OF BRISTOL - STREET GARAGE 11|

EXHIBIT 2 SURETY LETTER
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EXHIBIT 3 IDOA CERTIFICATION

for the twenty-seven month period stated herein, unless revoked by this Board for cause,
and in the classifications of services stated below.  This certificate supercedes any previous certificate.

CERTIFICATION DATE EXPIRATION DATE

THIS CERTIFICATE ISSUED BY THE STATE OF INDIANA, PUBLIC WORKS DIVISION CERTIFICATION BOARD,
 402 WEST WASHINGTON STREET, ROOM W467, INDIANAPOLIS, INDIANA 46204,

 ALSO ACTS AS THE OFFICIAL NOTICE OF EXPIRATION.

Tracy L. Cross, Executive Secretary
Certification Board

DAPW PQ2 State Form 3983R Rev. 07/06

CERTIFICATE OF QUALIFICATION
to provide

CONSTRUCTION SERVICES
for

PUBLIC WORKS PROJECTS
to the

STATE OF INDIANA

This Certification Board, having duly considered application for qualification in terms of apparent experience and financial 
resources; and under the applicable Indiana Code 4-13.6-4 and adopted rules of this Board, hereby issues a

Certificate of Qualification to provide construction services to the State of Indiana for Public Works Projects to:

Phone

Fax

Company Official

27453 CR 150
P.O. Box 69

12-04-2024

Nappanee, IN 46550

Jason Yoder, President

2027-03-04 12:00:00 AM

(574) 773-4941

R. Yoder Construction, Inc.

(574) 773-3502

1521.01 Single and Multi-Family Homes -  No Restrictions
1521.02 Additions, Alterations, Remodeling, and Repair -  No Restrictions
1541.01 Industrial Plants and Warehouses -  No Restrictions
1541.03 Additions, Alterations, Remodeling, and Repair -  No Restrictions
1542.00A Inst. Bldgs.(Hospitals, Schools, Prisons)>$10,000,000 -  No Restrictions
1542.00B Inst. Bldgs.(Hosp., Schl., Prsn.)>$1,000,000, <$10,000,000 -  No Restrictions
1542.01 Institutional Bldgs (Hospitals, Schools, Prisons) -  No Restrictions
1542.02 Commercial Buildings (Offices, Stores, Restaurants) -  No Restrictions
1542.04 Additions, Alterations, Remodeling, and Repair -  No Restrictions
1629.05 Sewage & Water Treatment Plant Construction -  No Restrictions
1742.02 Acoustical Work -  No Restrictions
1751.01 Rough Carpentry -  No Restrictions
1751.02 Finish Carpentry -  No Restrictions
1771.01 Concrete Construction -  No Restrictions
1791.01 Erection of Building Structural Steel -  No Restrictions
1799.07 Shell Structures -  No Restrictions
1799.08 Interior and/or Architectural Exterior Restoration -  No Restrictions
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