Form Name:
Submission Time:
Browser:
IP Address:
Unique ID:
Location:

Noble County READI Proposal
July 9, 2021 11:06 am
Chrome 91.0.4472.124 / Windows
64.184.117.153
833603540
41.359199523926, -85.43049621582

Noble County READI Proposal

Project or Program Contact Information
Project/Program Name

Village of White Oaks Phase III Housing

Project/Program Contact

Lori Gagen

Project/Program Contact Email

lgagen@noblecountyedc.com

Project/Program Contact Phone

(260) 636-3800

Relationship to Project/Program

Convener / Partner

Project or Program Location
Address

Village of White Oaks
Renee Way
Albion, IN 46701

County

Noble

Project or Program Details
What type of project/program?

Capital

What is the duration of the
project/program?

2021-2023

Is this a hybrid project and program?

No

Select project/program focus areas.
(You can select multiple)

Grow the Workforce

Share a description of the
project/program.

This Albion housing project will complete the build-out of Phase III (final
phase) of the Village of White Oaks, a 58-lot residential subdivision in the
Town of Albion.
The land for this development was acquired by the developer, Monarch
Development Inc., in the mid-1990s. Phases I and II were fully developed
by 2017 with no remaining vacant lots available. Phase III will add another
21 lots to enable construction of affordable new homes.
Excavating for Phase III began in early 2020, then COVID struck. Work has
resumed in 2021, however costs have increased, and delivery times
slowed. These circumstances jeopardize the affordability of new homes.
The developer indicates lot prices will be in the $40,000 range, pushing
home prices beyond the $200,000 to $250,000 target that was initially
intended.
Indiana READI grant support would enable the project to move forward and
reduce lot prices to help ensure new home prices fall within the intended,
affordable range to accommodate the local workforce needs. This financial
support will also help expedite the completion of Phase III by adding 11 lots
in 2021 and 10 more by 2023.

Why is this project/program regionally
significant?

Noble County is not unique in Northeast Indiana. Like the rest of the region,
the county lacks an adequate workforce to fill existing jobs, as well as new
jobs expected, related to recently announced and anticipated industrial
investments. Six months into 2020, investments are on pace to far exceed
those made in any recent year and currently stand at over $20 million.
The number of job openings in Noble County, and the region, has
continued to remain high. Though the workforce in Noble County grew by a
few hundred over the past year, the number of job openings has not
decreased proportionally. Nearly every industrial employer in the county,
which ranks as one of the top five in the nation for manufacturing jobs per
capita, continues to struggle to hire enough people, even despite wage
increases, paid tuition programs, and other expanded benefits and
incentives.
According to a housing study released in 2018, the percentage of all new
homes constructed in Noble County between 2010 and 2017 was just 3.8%
of all new homes in the 8-county region, lagging behind six other counties.
Furthermore, 37.4% of all homes in Noble County, at the time of the report,
were constructed prior to 1960. While new housing developments have
been announced over the past three years, inventory has still not kept up
with demand. Some older homes have also been razed as part of efforts to
remove blight but have not been replaced by new construction.
Commuting patterns for Noble County in 2019 indicate that over 4,000
workers commuted into Noble County for work from five adjoining counties.
Rates of home ownership in Noble County have been growing, as has
household income. The housing market created by the local workforce's
demand is strong, yet inventories remain low.
This project stands to increase the residential workforce and overall
population locally, and regionally, and support the region's economy.

How does this project/program relate to Noble County employers often cite, as a challenge to hiring and retaining
the identified focus area(s)?
workers, the lack of places for them to live locally. Home sales in recent
months have confirmed the strong demand, with homes hitting the market
one day and marked sold the very next. Many transactions are happening
without the involvement of agents as families and friends try to help one
another. In order to continue to grow the local workforce and help stabilize
employee turnover due to long commutes, the resident population must
also grow, which clearly requires more housing options.
Albion is the government center of Noble County, and home to some of the
county's most visited popular attractions, Chain O'Lakes State Park and
Black Pine Animal Sanctuary. Albion offers one of the most vibrant and
appealing downtowns in the county. Downtown Albion has been recognized
as one of the Top 10 Best Main Streets in Indiana in a poll conducted by
Visit Indiana. The courthouse square was named one of the top 10 most
beautiful in the state during Indiana's bicentennial in 2016. Albion's
storefronts are occupied. Soon, a new Noble County government
consolidated office complex, now under construction, will provide another
attraction for residents of the community with a planned courtyard and
downtown event "venue".
Albion has been more aggressive than other Noble County communities in
efforts to develop multi-use downtown, historic buildings to include second
story apartments, which are currently fully occupied, with more planned for
renovation. The Village of White Oaks Phase III expansion is the only
notable new housing development in Albion that can quickly be readied to
attract more of the skilled workers that employers like QSI and Bosch seek
and need. The county's largest employer, Dexter, is also located in Albion,
with nearly 1,000 workers, hundreds of which commute from outside the
county.
Given the advanced stage of this project, and lifetime commitment of the
developer, Keith Leatherman of Monarch Development Inc., to this
community and Noble County, this Albion housing project is "low hanging
fruit" that appears to fit perfectly within the intent of Indiana READI.

What is the project/program timeline?

The Village of White Oaks Phase III was platted for development in August
2020 to add 21 more lots for home construction. The first part of the project
is already in progress, with pad-ready lots expected to be completed in
2021 to add 11 lots. The second part is expected to be completed by 2023
and will add 10 more lots.

List the partners involved in this
project/program.

Monarch Development Inc.
Town of Albion
Noble County Economic Development Corporation

Project or Program Finances
Upload a file with project/program
finances.

https://www.formstack.com/admin/download/file/10952818721

What is the sustainability of the
project/program? Share your 3-year
plan.

The Village of White Oaks Phases I and II were completed between 1995
and 2017 by one of the region's longest-serving developers. Monarch
Development Inc, and Keith Leatherman, founder and former principal for
Leatherman Construction Inc., has been expanding the housing and
commercial/industrial sectors for over 40 years. In addition to the Village of
White Oaks, Leatherman has constructed several multi-family housing
units, dozens of single-family homes, 55+ community housing units, and
dozens of industrial developments to Noble County and the region. The
company is held in high regard as a trusted development partner.
Assessed values for homes in the Village of White Oaks, a visually
appealing neighborhood featuring mature trees and gently rolling hills, have
consistently risen from 2016 to 2020, without exception. There are no
vacancies at this time. The water, sewer, streets, curbs, and streetlights
added in Phase III will become the property, and responsibility, of the Town
of Albion upon completion.

Describe the return on investment for
this project/program.

Assuming 21 new homes will add 21 resident workers to Noble County's
workforce, based on a jobs multiplier for a typical local industrial sector,
local employers can expect to add/retain 44 jobs. A minimum of $12,500
would be collected in local income taxes over three years, assuming the 21
new residents worked locally and collected a wage of $37,500 annually.
Based on the current, applicable residential property tax rate, 21 new
homes assessed at $250,000 each will result in an increase in property tax
collections of $157,500 over three years.
Central Noble Community Schools would stand to receive an additional
$7,500 per new student in funding. Assuming 21 new homes brought in just
seven new students, the school would receive an additional $157,500 over
three years.
Based on these estimates, the cumulative three-year local impact would be
$327,500 in increased tax revenues and school funding.

Project or Program Assets
Share an image of the project/program.
(Option 1)

https://www.formstack.com/admin/download/file/10952818724

Share an image of the project/program.
(Option 2)

https://www.formstack.com/admin/download/file/10952818725

Share an image of the project/program.
(Option 3)

https://www.formstack.com/admin/download/file/10952818726

If you would like to share more images
or assets, please share a link to the
material here.

Drone video: https://youtu.be/BlgYYqhsjA0

Village of White Oaks Phase III Housing
Project Cost/Budget – Construction Projects (if applicable)
Cost – Fiscal Cost – Fiscal Cost – Fiscal Cost – Fiscal Totals Per
Year 2021 Year 2022 Year 2023 Year 2024 Category

Description

Acquisition/Rights-of-Way Expense
Design/Inspection Expense
Legal/Financial Expense
Infrastructure Construction Cost
Building Construction Cost
Other Construction Costs

$ 128,000 $

-

$

$

$

128,000

16%

$
7,000 $
7,370 $
$
7,000 $
7,370 $
$ 293,900 $ 324,170 $
$ 12,300 $ 13,530 $
$
$
$

$
$
$
$
$

$

14,370

2%

$

14,370

2%

$

618,070

77%

$

25,830

3%

$

-

0%

Project Construction Expenses Totals per year $ 448,200 $ 352,440 $
Total Construction Expenses Project Cost

% of Total
Expense

-

$

(all fiscal $

800,640

years)(if applicable)
Project Cost/Budget – Programs

Cost – Fiscal Cost – Fiscal Cost – Fiscal Cost – Fiscal Totals Per
Year 2021 Year 2022 Year 2023 Year 2024 Category

Description

Total Program Expenses Project Cost

% of Total
Expense

$
$

-

$
$

-

$
$

-

$
$

-

$

-

#DIV/0!

$

-

#DIV/0!

$
$
Project Program Expense Totals per year $
(all fiscal $

-

$
$
$

-

$
$
$

-

$
$
$

-

$

-

#DIV/0!

$

-

#DIV/0!

years)
Funding Source

Cost – Fiscal Cost – Fiscal Cost – Fiscal Cost – Fiscal Totals Per
Year 2021 Year 2022 Year 2023 Year 2024 Category

Description

READI
Private/Philanthropic Funds $
Local Government Funds $160,128

$ 80,064 $ 80,064 $
$ 320,256 $ 160,128 $

$
$

$

$

80,064 $

80,064 $

Other Funds
Total Project Income
Total Project Cost

$

160,128

20%

$

480,384

60%

$

160,128

20%

$

Project Income Totals per year $ 480,384 $ 320,256 $
(all fiscal years)

-

$

-

$

800,640.00

(all fiscal years; $
Construction Expenses + Program Expenses)

800,640.00

% of Total
Expense

$

-

800,640

0%

