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Executive Summary
Introduction

In May of 2022, Stellantis and Samsung announced that they would be making a $2.5 billion investment
in an electric vehicle battery plant in Kokomo, IN. According to the Kokomo Tribune, the investment will
bring 1,400 new jobs that pay on average $32.07 per hour, or $66,705 a year assuming a 40-hour work
week. This investment is expected to spark more investment and unprecedented job growth as suppli-
ers to the EV plant locate in the region. When accounting for the new battery plant, related suppliers,
and other planned economic development projects, it is estimated that between 600 and 1,000 addi-
tional jobs will come to the region, for a total of between 2,000 and 2,400 total new jobs. The imminent
regional job growth, paired with Miami County’s own recent job growth in high-paying industry clusters
like nuclear medicine, create a never before seen opportunity for the county to grow its population.

Well before it was known that thousands of new jobs would be coming to the region, it was apparent
that Miami County needed more housing. In 2021, as a part of the Regional Economic Acceleration and
Development Initiative (READI) planning process, Miami County stakeholders identified housing as the
county’s number one priority and a top barrier to talent attraction and workforce growth. The Miami County
Economic Development Authority (MCEDA) engaged HWC Engineering to complete a housing study to
quantify the future demand potential for new homes

in Miami County, to characterize the type of prod- Fa[s[[-3 ¥ B CLTEL TR

uct that may be demanded, and to develop a set & [

of strategies that MCEDA and local agencies could
pursue to capture the demand.
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Market Analysis

For the purposes of this housing analysis, Miami County was used as the local market / geography. The
regional geography (“Greater Miami County”) included Miami County and the six immediately adjacent
counties (Carroll, Cass, Clinton, Howard, Miami, Tipton, Wabash) — all in Indiana. These counties were
defined as the counties most likely to influence the housing market in Miami County. They were selected
based on a variety of factors including drive time to Miami County, commuting patterns, the labor shed,
regional transportation networks and the location of regional anchor employers. Figure 1.1 shows the
Greater Miami County region as it is defined for this plan.

The basis for projecting and quantifying local housing demand in Miami County over a five-year horizon
is derived from thorough analysis of current conditions, historic patterns, and emerging trends related to
housing structures, the residents that occupy them, and the markets in which they operate. The model
to predict demand in Miami County used three primary factors: population growth and household demo-
graphics, household mobility, and household migration. For each of these three categories, a variety of
different data points were analyzed. Understanding demand potential begins with understanding the po-
tential pool from which Miami County can pull home buyers and renters. Once the pool size is established,
past and current trends are combined to get an estimate of how many people from the pool Miami County
could reasonably expect to capture if the supply of homes was made available. Additionally, a variety of
demographic data was used to understand the price point and product types likely to be demanded by
home buyers and renters in the greater Miami County region.

To understand the size of the regional FIfITER BB 1) G L RE LT

pool from which Miami County can pull,
county and regional population, region- RO —
al migration, regional job growth, and Demand
household age were analyzed. To un-
derstand what percentage of the market
Miami County could reasonably expect to Population &
capture, daily commuting patterns, tenure Households
of dwelling units, the MLS for-sale market,
regional job growth, national housing de-
mand trends, and regional migration were County and Daily Commuting
analyzed. Finally, to understand what the Popuﬁiig;?\ngllange B  Patterns
product likely to be demanded will be,

household income, household size and
age, housing costs, the cost of living, re-
gional job growth, job growth by demo-
graphics and regional mortgage acquisi-
tions were analyzed. Figure 1.2 shows the
variables that contributed to the overall
demand projections.
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Summary of Key Market Analysis Takeaways

Population and Households

The region’s shrinking household size will be a factor in defining not only the demand for the num-
ber of needed housing units, but also the types of units demanded.

Anecdotal evidence from stakeholder interviews indicates that new employees to the region are
looking for single-family homes in denser, more walkable communities.

The population of householders aged 75+ will grow by 21% over the next five years in Miami
County impacting the desired residential product mix.

Smaller households and older households will likely prefer low- or no-maintenance units, proximity
to amenities and walkable neighborhoods.

Household Mobility

There are 9,900 residents that leave Miami County each day to work who provide the labor force
to support job growth in Miami County.

Capturing the population related to job growth in Miami County may mean reduced transportation
costs and increased disposable income for those 9,900 residents leaving the county each day.

There are 4,000 people commuting into Miami County each day for work who are the easiest visi-
tors to attract to become permanent residents with new housing.

Renter-occupied units are growing across the region, so with new, quality, available rentals and
new, quality, attainable for-sale housing, Miami County can more easily attract today’s renter to
become tomorrow’s homeowners.

Household Income, Housing Costs and the Cost of Living

Miami County has a low cost of living related to housing costs (currently, 21% of income, well-be-
low the 30% standard).

Assuming a household spends 30% of its income on housing, a household with one person
working at the new Stellantis battery plant, earning the average expected wage of $66,705 a year,
could afford a house valued at around $250,000.*

Residents of Miami County have significant unrealized buying power that may be constrained by
the limited options in current housing stock.

With wage growth outpacing home value growth, Miami County is expected to have even more
buying power in the future.

With the regional job growth currently concentrated in Kokomo, as long as new housing in the
county is built with easy access to transportation infrastructure (like U.S. 31 and U.S. 24) the cost
and time of commuting should support additional housing growth in Miami County.

Analysis of the MLS data indicates that Miami County’s market is stable, steady, and functioning

as it should given the available housing product.
Assuming a 30-year fixed-rate mortgage, with 20% down and an interest rate of 7.2%
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Household Migration and Region Jobs Growth

Annually, there is a large pool of 11,100 new households that move into the region from which
Miami County can potentially capture residents.

The anticipated large regional job growth provides an opportunity for Miami County to capture
more residents.

The projected growth of blue collar jobs, locally and regionally, suggests demand for rental units
and lower to mid-range priced homes.

Regional households change residences at a high rate, presenting an opportunity to capture the
region’s transient households.

Market parity between Miami County and the region, combined with high regional mobility, creates
an opportunity for Miami County to capture more permanent residents, if new, in-demand product
is developed.

While it is not the goal of Miami County’s housing strategy to simply draw from other areas within
the region, a regional shift in housing to Miami County would create backfill opportunities else-
where in the region and stimulate a “churn” in the regional housing market.
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Employee Interviews

Over the course of the housing study, six regional employer interviews were conducted with human
resource representatives. The following topics where discussed with employers:

Wage stratification of current employers.

Housing demand as it relates to desired housing product type of current and prospective employ-
ees.

The ideal price, location, and amenities for their current and prospective employees.
Barriers to workforce attraction.

Understanding these elements help to project future housing demand and uncover market characteris-
tics that a data-driven-only analysis would not consider. Below are key takeaways of the interviews.

Key Takeaways

Miami County and regional employers expect future job growth for at least the next five years.
Most current and future job growth is anticipated to have annual wages of $50,000 or more.
Employers perceive that there is an existing housing shortage in Miami County.

Employees, especially high-wage employees, are currently most likely to live in Howard, Hamilton,
Cass or Wabash counties.

Employers indicated that the housing product their employees desired (new single-family housing
between $200k - $350k) was not currently available in the Miami County.

A lack of available housing was unanimously cited as a top barrier to talent attraction within Miami
County and the region.

Overall, employees desire new, single-family housing, in proximity to shopping with parks within
walking distance.

Broadly speaking, employers were interested in the concept of partnering in public-private rela-
tionships to help deliver new housing product in Miami County.

10
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Future Demand and Absorption

The result of the data analysis of this study is the development of a projected 5-year housing unit de-
mand and absorption model. Miami County’s ability to absorb households from the five-year demand
potential will be directly related to the prioritization of (and involvement in) actions that enable the entitle-
ment and development of build-ready lots, and corresponding home construction, at much higher rates
of absorption than in recent years. Even though the projections are data-driven, informed by analysis of
historical and recent trends, and every effort was made to ensure their accuracy and completeness, they
are not meant as a guarantee or assurance of future growth.

Given that much of Miami County’s future housing demand originates from projected regional growth and
mobility patterns (in addition to growth occurring from the County’s established households), the demand
projections are more volatile to the effects of other regional market forces. Such competitive forces could
cause significant fluctuations to the demand projections for Miami County in the future. To be regionally
competitive, Miami County will need to meet its residential demand with a mix of product types and price
points.

Figure 1.3 shows the five-year demand potential segmented into four demand potential categories: Esri’s
projection and low, medium, and high development priority. The high development priority was formulat-
ed by estimating the maximum number of units Miami County could reasonably expect to absorb over
five years. This assumes Miami County pursues an aggressive residential development strategy. The low
and medium categories were calculated as relative percentages of the maximum, and what could be
expected if the County takes a less aggressive approach. The Esri number indicates what is estimated
by the Esri data service to occur if the County choses not to pursue residential development strategies to
activate market potential.

Analysis and anecdotal evidence reveal the presence of limitations restricting local growth that are be-
ing caused by a lack of
EVEIE o ey aliac Rl Figure 1.3: Miami County Five-Year Demand Potential
build. The ability to attract
new residgntial population Development not prioritized 38'total units

growth will be adversely Esri natural growth projection 8 units / year avg.
affected unless this bottle- 0.06% AGR*

neck, and other identified

restrictors, are properly Low development priority

remediated prior to (or in ~40% of Est. Potential Demand Captured
coordination with) develop-

er attraction. Conversely,
Miami County’s ability to Medium development priority

165 total units
33 units / year avg.
0.25% AGR

235 total units
47 units / year avg.

capture the highest poten- ~50% of Est. Potential Demand Captured 0.35% AGR
tial demand may result from o

the execution of aggressive, High development priority 405 total units
nimble development strat- 100% of Est. Potential Demand Captured 81 units / year avg.
egies meant to maximize 0.60% AGR

five-year residential growth. “AGR: Annual Growth Rate

11
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Demand Mix

To meet the projected housing demand in Miami County, a variety of product types will need to be con-
structed. Figure 1.4 shows the projected potential supply mix for Miami County at the “high” projected
demand number of 405 units over five years. The mix takes into account the projected household de-
mographics and predictive buying preferences of future home buyers in the region. This mix assumes
that the majority (estimated at 55%) of new units have the potential to be composed of detached small-
er lot units, including for-sale and for-rent single-family homes. This is driven primarily by the projected
demand preference of smaller households and the projected demographics of future proposed buyers.
The next largest mix (estimated at 25%) is projected to come from low-intensity attached units, such
as condos, duplexes and quads. Finally, 20% of the estimated demand is has the potential to come
from medium-intensity attached units such as townhomes, garden-style apartments, and village cluster
apartments. There will be some demand for large lot residential development in Miami County in the fu-
ture. These homes will not, however, likely represent a significant portion of the overall bulk of potential
new residential units preferred in the next five years.

The four classifications used for this project relate to the number of units in the building (detached vs.
attached) and relative lot sizes/densities (small vs. large lot). Dwelling unit tenure (whether the unit is
owner- or renter-occupied) and single-family vs. multi-family aren’t ‘competing’ with these four catego-
ries. Thus, a mix of single-family and multi-family and owner- and renter occupied units will be spread
throughout each of the four categories.

Figure 1.4: Potential Demand Mix: High Development Priority

Potential Current
and Future Supply
Total

Miami County Housing . 5Y Future Demand
Units AR L Potential Mix

Units (#)  Units (%) Units (# Units (%) Units (#)  Units (%)

Detached- Large Lot 6,811 44.2% Limited Limited® 6,811 43.1%
Detached - Small Lot 6,461 42.0% 223 55% 6,684 42.3%
Attached - Low Intensity  ja5 g 59, 101 25% 1,536 9.7%
(2 - 4 units)
Attached - Medium Intensﬁy 691 4.5% 81 20% 270 4.9%
(5+ units)
TOTAL 15,398 100% 405 100% 15,803 100%

* Figure not intended to stifle all large-lot detached development; rather, the establishment of detached households on
large and/or argicultural lots over the next five years will occur without the need for County invervention/ resources.
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Introduction

In 2021, Miami County participated in the North Central region’s READI grant program. Through the
planning process for READI, every county in North Central’s six-county region identified the need for
residential growth as a top priority. During Miami County’s READI planning workshop, community
members, including key members of the private sector, listed a lack of residential growth as a top barrier
to economic development and talent attraction in the County. Additionally, they noted that a lack of new,
diverse, modern housing stock (and the lots required for them) is a primary barrier to residential growth
in the county.

Over the last ten years, Miami County has experienced employment growth, particularly in high-wage
emerging clusters like nuclear medicine and aerospace. Such employment growth, however, has not led
to a corresponding growth in population. Miami County’s historic and projected job growth, combined
with the imminent regional job growth from the Stellantis/Samsung battery plant in Kokomo (and its
suppliers), creates a tremendous opportunity for Miami County to capture new workers as residents.

Individuals want to live close to where they work, and employers want their employees to live close to
their jobs. However, in Miami County, there has been limited recent new housing construction to support
these opportunities. This lack of construction has helped create an aging overall housing stock that

has driven homebuyers to look outside of Miami County for modern housing options. Primarily, the lack
of residential development in the county and throughout rural Indiana has been driven by the lack of
development-ready sites, the risk of uncertain markets, and the risk related to gaps in financing projects
based on the anticipated pace of home construction.

The lack of sites, in part, can be attributed to a paradigm shift in residential development following the
2008 housing crisis. Before 2008, residential developers were willing to assume more risk to develop
homes. After 2008, communities outside of metropolitan areas have had to work with developers

as active partners to build the needed infrastructure to support residential developments. Rising
development costs, such as the cost of materials and the cost and availability of labor, raise the
barrier to residential development and disproportionately affect rural communities. Direct public sector
involvement in infrastructure development, however, can lower the barrier to entry for developers by
sharing risk in strategic and measured ways.

The process undertaken for this study uses quantitative and qualitative analyses to estimate the potential
demand that could exist in Miami County if new modern housing was to become available. The findings
of this study suggest that there is a market for new residential development in Miami County; however,
delivering development will require active involvement from local agencies to create partnerships with
potential developers.

15



Methodology

This study utilizes an overall market analysis that includes a demographic overview, competitive analysis,
review of current market conditions, employer interviews, a five-year absorption projection and a break-
down of anticipated product demand. Finally, a development strategy toolkit has been included to help
guide future actions related to the findings of the market analysis.

Two analysis processes simultaneously took place during this study. Both a quantitative analysis of cur-
rent market conditions, sales data, and demographics and a qualitative engagement of key employment
stakeholders in the region was conducted. Taking a two-fold approach to this study allows the community
to understand what the market may quantitatively support while uncovering some of the “X” factors such
as future employment growth, housing preferences of current residents, and the unrealized potential that
currently exists in the community if new, diverse housing stock was available today. To illustrate those fac-
tors not expressed in data, the employer interviews were conducted to understand how the current hous-
ing market is impacting talent attraction and economic development in the county and across the region.
Employer interviews were also useful in understanding the nature and magnitude of future job growth.

It is known that several Howard County businesses

. have announced plans to bring approximately 2,200
Flgure 2.1: StUdY Area Map new full-time jobs to the Miami County area over the
f - & next five years. It is not known with any certainty
o i whether (or to what extent) the regional job growth
will create demand for the construction of new resi-
dential dwelling units in Miami County. Also, it is not
; known whether (or to what extent) Miami County
= . will be able to provide the necessary resources (in-
cluding land and infrastructure, among others) to
Wi @CCOmMmodate / absorb growth to its population
and household base.

£,

N\,

For the purposes of this housing analysis, Miami
[ County was used as the local market / geography.
@] = _ The regional geography (“Greater Miami County”)
S included Miami County and the six immediately
0 = a adjacent counties (Carroll, Cass, Clinton, Howard,
5de Miami, Tipton, Wabash) — all in Indiana. These coun-
o ties were defined as the counties most likely to in-
fluence the housing market in Miami County. They
were selected based on a variety of factors includ-
ing, but not limited to, drive time to Miami County,
commuting patterns, labor shed, regional transpor-
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will drive demand for housing in Miami County, the consultant team has been engaged to conduct a res-
idential market analysis to:

e Determine the competitive environment that the study area (Miami County) will encounter over
the projected five-year period, taking into account economic and demographic trends as well as
the existing, under construction, and planned properties in the local market.

e Provide strategic recommendations related to the current and future Miami County housing
supply informed by the market positioning of competitive communities in the region, and ‘best
practice’ of communities in other markets.

e Project the depth of local and out-of-market demand for housing.

e QOutline the program most likely to be successful in Miami County in terms of unit characteristics,
price points, customer profile, and other related factors that emerge from the analysis and
research.

e Align the marketable product with the needs and preferences of the community.

A market analysis is a data-driven evaluation of current conditions, historic patterns, and emerging trends
related to housing structures, the residents that occupy them, and the markets in which they operate.
Its analysis utilizes data from a wide variety of sources to evaluate the relative ‘performance’ of the local
markets as compared to regional (Greater Miami County) performance measures. These performance
measures form the backbone of the strategies of the market analysis and identify opportunities for Miami
County to outperform comparative markets (and thus meet the local housing demand).

The model to predict demand in Miami County used three primary factors: population growth and house-
hold demographics, household mobility, and household migration. For each of these three focus areas, a
variety of different data points were examined. Understanding demand potential begins with understand-
ing the size of the potential pool from which Miami County can pull home buyers and renters.

Once the pool size is established, past and current trends are combined to get an estimate of how many
people from the pool Miami County could reasonably expect to capture if the proper supply of homes was
made available. Additionally, a variety of demographic data was used to understand the price point and
product mix likely to be demanded by potential home buyers and renters within the market pool for Miami
County.

17
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Miami County Housing Study

To understand the size of the market pool
from which Miami County can attract future
residents; county and regional population,
regional migration, regional job growth, and
household age were analyzed. To under-
stand what percentage of the market Miami
County could reasonably expect to capture;
daily commuting patterns, tenure of dwell-
ing units, the MLS for-sale market, region-
al job growth and regional migration were
analyzed. Finally, to understand what the
preferred product mix would be for potential
future residents; household income, house-
hold size and age, housing costs, the cost
of living, regional job growth, job growth by
demographics and regional mortgage ac-
quisitions were analyzed. Figure 2.2 shows
how these variables contributed to the over-
all demand.

Figure 2.2: Demand Model
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Demographic Analysis

Housing Permit Data

Housing Supply and Prices

Figure 2.3 shows a comparison of the housing market in November of 2021 to the market in
November of 2022. Relative to most counties, Miami County has lower over all median sales prices.
This data also indicates that the housing market is strong. The relatively low months of supply (2.2
months) indicates that there is still a strong demand for housing and home values are increasing.
Five to six months of supply is usually considered normal. The percentage of list price numbers
indicates that the market may be normalizing slightly from 2021 into 2022.

Figure 2.3: Housing Supply and Prices

November November 2022 November 2021 November 2022 November 2021 Me- November 2022 November 2022 % of November 2022 % of

County 2021 Inventory Inventory Months of Supply  Months of Supply dian Sales Price Median Sales Price  List Price Received List Price Received
Howard 146 160 1.2 1.5 $126,500 $163,000 98.40% 96.50%
Carroll 23 16 1.4 1.1 $216,000 $140,000 97.60% 96.90%
Clinton 21 33 1 1.3 $192,500 $150,000 101.60% 96.20%
Fulton 33 33 2.8 2.8 $165,000 $157,5600 95.20% 89.90%
Tipton 13 12 1 1.2 $128,000 $133,500 96.10% 92.50%
Miami 67 58 2.6 2.2 $111,000 $125,500 97.70% 86.80%
Cass 60 57 57 1.8 $85,500 $123,000 95.00% 93.60%
Wabash 44 51 1.5 1.8 $160,000 $140,950 95.10% 93.90%

Source(s): Indiana Association of Realtors November 2022

Regional Housing Permits Over Time

Figure 2.4 shows a comparison of estimated housing permits over time for Miami County and its regional
counterparts. By comparison, Miami County lags most of its regional cohorts in annual permit activity.
Permit activity in Miami County has, however, remained relatively stable over the past five years. It is
important to note that this data source conducts a monthly survey and generates estimated building
permits. The source does not clearly differentiate between new home starts, home additions and home
remodels. For this reason, this should be used as a measure of residential activity, but not necessarily
new home starts.

Figure 2.4: Regional Housing Permits Over Time

County 2021 2020 2019 2018 2017
Howard 50 46 37 51 60
Carroll 31 29 37 5 27
Clinton 53 48 42 32 121
Fulton 42 15 18 19 14
Tipton 190 162 239 349 92
Miami 18 32 26 26 20
Cass 32 28 26 25 9
Wabash 45 39 35 25 35

Source(s): Stats Indiana Residential Building Permits

19
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Population Analysis

Population Growth

As shown in figure 2.5, the Greater Miami County region is comprised of approximately 256,300 residents.
Miami County’s 35,700 residents amount to 14% of the overall region. Since 2010, the regional population
has decreased by approximately 4,500 residents (-1.7 percent). Miami County’s population fell by 1,200
(-3.3 percent) since 2010. According to data from the Esri Business Analysist, however, the downward
trend in population loss in both the region and Miami County is projected to slow down over the next five
years.

Figure 2.5: Population Change

Population Growth Miami County Regional State
Population 2010** 36,903 260,824 6,483,802
Population 2022* 35,670 256,350 6,845,500
Population 2027~ (est.) 35,610 255,030 6,915,800
(-60) (-1,320) (+70,300)

Population Annual Growth Rate Maim County Regional State

2010 - 2022* -0.28% -0.14% 0.38%

2022* - 2027 (est.) -0.03% -0.10% 0.20%

Source(s): * Esri Business Analyst 2022, ** U.S. Census

20
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Regional Population Migration

Figure 2.6 shows how population has changed from 2010 to 2020, while accounting for birth and death-
rates. Miami County decreased by a total of 941 people between 2010 and 2020. A loss of 167 people
can be attributed to more people dying that being born, whereas the loss of 774 people was due to a
net out-migration of people from the county. With the addition of new, diverse housing stock, along with
other strategies, Miami County can begin to increase its in-migration.

Figure 2.6: Population Migration

County Raw Change '10 to '20 Net Births '09 to '19 Migration
Region 301,726 159,125 142,601
Howard 906 -1,899 2,805
Carroll 151 7,762 -7,611
Clinton -34 524 -558
Fulton -356 795 -1,151
Tipton -577 -593 16
Miami -941 -167 =774
Cass -1,096 1,447 -2,543

Source(s): U.S. Census Bureau & Stats Indiana, Vital Statistics

21
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Household Growth

Figure 2.7 shows that between 2010 and 2020, the number of regional households increased by almost
1,700, though Miami County experienced a decrease of approximately 100 households during that span.
According to Esri five-year growth estimates, Miami County’s households will grow by less than a percent,
while the region’s households will remain flat.

Figure 2.7: Household Change Over Time

Household Change Miami County Regional State
Households 2010 Census* 13,456 101,773 2,602,154
Households 2020 Census* 13,348 103,470 2,667,542
Households 2027 Esri Estimate™ 13,308 103,419 2,734,205
Household Annual Change Rate Miami County Regional State

2010* - 2020* -0.08% 0.17% 0.66%
2020* — 2027** (estimate) -0.03% 0.00% 0.25%

Source(s): *U.S. Census Bureau, **Esri Business Analyst 2022

Age of Future Householders

Local households are expected to ‘age in place’ over the next five years, with the most significant growth
in householders aged 75 or older. Figure 2.8 indicates that in Peru and Miami County, the largest age
segment is the 55-64 year old block. Moving forward, Baby Boomers and Millennials will significantly
influence housing markets. Millennials are entering prime home buying age (median age for first time
home buyers is 34) and are looking for products and amenities that are similar to that of Baby Boomers.
Despite this, the majority of existing product in Miami County is not the preferred product type of either
group. Figure 2.8 shows the distribution of householder ages in Miami County and Peru.

Figure 2.8: Households by Householder Age

Peru Miami County
2022 Households by Householder Age 2022 Households by Householder Age

25%
25%

20%
20%

15%
15% ’
10% 19% 10%
o3 17% 17% 16%
12% 5
5% 5%
9 0%
75+

<25 25-34 35-44 45-54 55-64 65-74 75+ <25 25-34 35-44 45-54 55-64 65-74

Source(s): Esri Business Analyst 2022

X
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Housing Stock

Age of Current Housing Stock

Figure 2.9 compares the age of the housing stock in Miami County to the housing stock in the region.
Approximately 60% of the county’s housing stock is was built before 1970 (50+ years old.) This is very
similar to the region overall. The largest proportion of the housing stock (38%) was built before 1940.

Figure 2.9: Comparison of Housing Units by Year of Construction

Miami County 2020 Housing Units by Year of Construction
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Current Housing Stock Structure Type Mix

Figure 2.10 show’s the 2020 dwelling units by structure type. Peru, Miami County, and region have a
similar mix, dominated by single-family detached housing. While it is anticipated that the demand for
detached single-family housing will remain in the future, there will also be a demand for different product
types such as single-family attached and multi-family products.

Figure 2.10: 2020 Dwelling Units by Housing Structure Type

Peru Miami County Greater Miami County
Single-family Detached 4,324 76.80% 12,054 78.30% 92,584 80.10%
Single-family Attached 37 0.70% 670 4.40% 2,487 2.20%
2 — 4 Family 518 9.20% 765 5.00% 6,643 5.70%
Multifamily (5+) 424 7.50% 691 4.50% 8,268 7.20%
Mobile Home / Other 325 5.80% 1,218 7.90% 5,642 4.90%

Source(s): Esri Business Analyst 2022
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Market Analysis

Household Demographics

Introduction

Understanding how natural growth and decay of an area’s existing population impacts the housing
market is one of the main components to accurately estimate the number of new households required
to accommodate existing and future residents. It is also a major component to understand the specific,
desirable characteristics of needed housing units and neighborhoods. This section will look at key
elements of both natural population as well as household characteristics.

National Trends

The 2020 Census results indicated that from 2010 to 2020, the national population increased by 7.4
percent, amounting to an annual population growth of approximately 2.3 million people, the lowest rate
since the 1930s. Shrinking households and an aging population were chief factors contributing to this
trend. Additionally, the nation experienced a decline in the average number of people per household from
2.581in 2010 to 2.55 in 2020. This is an acceleration of the declining trend from the previous decade
that saw the average number of people per household drop from 2.59 in 2000. According to a study
published by the Population Reference Bureau, delayed childbearing and increases in the share of both
individuals living alone and single-parent households were main contributors to his trend.”

Growth by percentage of the nation’s occupied dwelling units outpaced the growth by percentage of
the total number of housing units between 2010 — 2020. During this span, the number of occupied units
increased by 8.7 percent, the nation’s total units only grew by 6.7 percent. This is an indication that at a
national level, homes are filling up faster than they are being built, or we are ‘underbuilding’ the housing
units necessary to accommodate the natural household demand. The Indiana Business Research Center
at Indiana University posted a story in 2022 that this is this trend has been growing in the State of Indiana
for years.™

According to a study public by the Harvard Joint Center for Housing Studies, titled Housing America’s Old-
er Population, most older adults own single-family homes, with 80% of the 24 million homeowners aged
65 and over living in detached single-family units in 2017. These homes are mostly at least 40 years old
and may pose maintenance challenges. Although 22% of older renters live in single-family homes, most
live in multifamily housing. Among renters aged 65-79, 45% live in small apartment buildings, and 21%
live in larger buildings. For renters aged 80 and over, 40% live in larger apartment buildings. Older adults
may prefer larger multifamily buildings for accessibility features such as elevators and single-floor living.
The majority of the increase in older homeowner and renter households occurred in low-density areas,
and growth in older renters in these areas outpaced that in high-density areas. About 19% of older home-
owners and 14% of older renters lived in non-metro (rural) locations in 2017. Older adults aged 55-64 also
tend to live in low-density areas, suggesting this trend will continue in the future.

*VanOrman, A. (2019). America’s Changing Population. Populaltion Reference Bureau, Population Bulletin, 74(1).
** Indiana Business Research Center, “Indiana’s positive housing market outlook for 2022” which sourced the U.S. Census Bureau,
Moody’s Economy.com and the Indiana Association of Realtors
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Changing Housing and Market Trends

Moving forward, Baby Boomers and Millennials will significantly influence housing markets. Millions of
Millennials are entering prime home buying age. Yet, the vast majority of new construction is single-family
detached products that are not the only product preferred by either group. As household types change,
so do the characteristics of desired households. Some of the top community amenities desired by
national consumers are public safety, walkability, access to retail and park amenities, affordability, avail-
ability of doctors and hospitals and quality schools. Some of the top home amenities desired are laundry
rooms, energy efficiency, modern sinks and counter tops, upgraded bathrooms, front porches, hard-
wood or laminate floors and better storage.

These trends align with what was uncovered in the qualitative research for this plan. Employers men-
tioned their employees desiring single-family homes in the $200k - $400k range that were in communi-
ties with access to shopping, and neighborhoods that were walkable. Figure 2.11 shows that over time
in the U.S. the percentage of married couples and married couples with children has gone down and,
correspondingly, the percentage of one person households has gone up. As more people decide to live
alone, this increases the demand for more units overall and creates a market for product types other
than traditional single-family homes.

Figure 2.11: Mid-Century vs 2020 Housing Trends
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Source(s): U.S Census
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U.S. Household Size Over Time

Figure 2.12 shows how the average housing size in the U.S. is shrinking overtime. Shrinking household
sizes mean the same amount (or more) people are living in more units, therefore, driving demand for

more units. This demand is also spread across a variety of housing product types, not just detached
single-family products.

Figure 2.12: US Households by Household Size (1960 - 2022)
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Local Household Size and Householder Age in Miami County and the Region

Household size affects the number of units in demand. For example, if the population remains constant,
but household size decreases, there would be an increased demand for units. This is because the same
number of people would be living in more homes. Understanding the projected number of households
that will be held by individuals in the typical childrearing age (25-44) and elderly householders (75+)
helps estimate the future household size, which influences preferred product type, amenities, and total

potential demand.

The County’s population of householders aged 75+ (approximately 1,750) is estimated to grow by
21% over the same period, to approximately 2,100 households. Currently, according to Esri Busi-
ness Analyst 2022, 62 — 63% of regional and local households contain two or fewer occupants; the
average household size in 2027 is estimated to be 2.42 persons in Miami County and 2.39 persons
in the region, with each having experienced a steady decrease since 2010 as previously noted. Fig-
ure 2.13 shows the distribution of household size in the county, region and the State of Indiana.

Figure 2.13 2022 Households by Size

Household Size Miami County Regional Indiana
1 Person Households 26.2% 27.0% 26.9%
2 Person Households 36.1% 35.9% 34.1%
3 Person Households 15.3% 15.1% 15.9%
4 Person Households 12.8% 12.4% 13.1%
5+ Person Households 9.6% 9.6% 10.0%
TOTAL 100% 100% 100%

Source(s): Esri Business Analyst 2022
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Local House Hold Size Over Time
Figure 2.14 illustrates that Peru, Miami County, the Greater Miami County Region and that State of Indi-
ana are following nation trends with regard to downward trending household size.

Figure 2.14: Average Household Size Over Time
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Source(s): Esri Business Analyst 2022

If population stays the same, but household size goes down, there will be greater demand for more units.
However, in Miami County, the overall population is declining faster than household size is reducing. One
of the contributing factors as to why Miami County has not yet seen a benefit from the decrease in house-
hold size is likely that the product that is demanded by buyers/renters is not in alignment with the current
housing product in Miami County. If these units are built, then one potential impact is a backfill opportunity
is created by existing residents moving into new homes. New units will also potentially position Miami
County to compete for new residents among the region and grow its population.
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Household Income
Household income data is integral in understanding what “attainable housing” means in Miami County

from a price point consideration. Household income, combined with the cost of living, provides insight
into what families in Miami County can reasonably afford to spend on rent or a mortgage payment. It is
generally understood that if a household spends more than 30% of its monthly income on housing they
are considered “cost-burdened”. According to Esri Business Analyst 2022, housing costs for Miami
County currently amount to 21 percent of annual household incomes on average. According to Best-
Places.net’s cost of living index, the cost of living in Peru, IN is -31.5% lower than the average cost of

living in an American city.

Figure 2.15 shows the distribution of household income for Miami County compared to the region and
the State. While Miami County does lag behind the State in terms of share of households earning above
$100,000, this is offset by the lower cost of living. Looking toward the future, according to Esri Business
Analyst 2022, wages in Miami County are projected to grow by 1.94% between 2022 and 2027, where-
as housing values are only expected to grow 0.92%.

Figure 2.15: 2022 Households by Income (%)

Income Local Regional Indiana
< $15,000 8% 7% 7%
$15,000 - $24,999 11% 10% 7%
$25,000 - $34,999 11% 10% 7%
$35,000 - $49,999 15% 14% 11%
$50,000 - $74,999 22% 21% 18%
$75,000 - $99,999 14% 14% 13%
$100,000 - $149,999 13% 15% 20%
$150,000 - $199,999 5% 5% 10%
$200,000+ 3% 3% 7%
Median Household Income $55,000 $57,600 $62,600

Source(s): Esri Business Analyst 2022
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Household Income Comparison Graph

Figure 2.16 shows the distribution of household incomes compared among Miami County, the region
and Indiana. While there are slight differences from one income category to another, the three geogra-
phies trend reasonably close to one another. For Miami County, nearly 50% of current households earn
between $50,000 and $150,000 annually.

Figure 2.16: Comparison of Household Incomes
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Source(s): Esri Business Analyst 2022
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Understanding Home Values in Miami County

To understand what the market can afford in Miami County, it is not enough to simply understand how
much money householders earn. Because the cost of living and home values vary widely across the state,
it is important to understand the value of homes in Miami County’s current market. Considering both
incomes and home value allows an understanding of whether the value and types of homes within the
county align with the buying potential of the county’s residents.

Taking a closer look at the local for-sale market between 2019 — 2022, an average of 31 single-family
homes were newly listed on the MLS each month in Miami County, and an average of 27 sales closed. At
any given time, an average of 68 homes were listed for sale, representing approximately a 2.5-month sup-
ply of homes on the market, on average. Homes sold between 2019 — 2022 had an average sales price
of $124,200 and an average square footage of 1,660 square feet. A majority of listed homes lasted 1 — 3
months on the market, with the overall average coming in just under two months (58 days). Figure 2.17
shows the break down of sales between 2021 and 2022 by price, dwelling size and average bedrooms.

The largest supply of housing being sold in Miami County (64%) is valued at less than $150,000. As is
shown in figure 2.17.

Figure 2.17: 2021 - 2022 Miami County MLS Sales by Selling Price
Avg. Dwelling Size

County (sq. ft.) Avg. Bedrooms
[ Sal

Price (zz/oe)s Peru Remaining Peru Remaining
Miami Co Miami Co

"#3$%&'&&& 0* 1,372 1,503 2.8 2.9

$150,000 - $249,999 24% 1,936 1,841 3.4 3.4

$250,000 - $399,999 9% 2,404 2,221 3.7 3.5

$400,000 - $749,999 3% 2,882 2,667 3.9 4.0

$750,000+ 0.1% 5,346 n/a 5.0 n/a

TOTAL 100% 1,636 1,728 3.1 3.2

Source(s): MLS 2022 provided by Allen Realty Group
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Figure 2.18 indicates that a substantial amount of Peru and Miami County’s housing stock is valued at
$99,999 or less. When combined with wages in the region, this creates a potential opportunity for new
housing at a higher price point.

Figure 2.18: Owner-0ccupied Units by Value

Source(s): Esri Business Analyst 2022

Figure 2.19 compares the cost of monthly rent across Peru, Miami County and the region. Housing
costs are considered relatively affordable for renters across the region when considering annual earnings,
and a higher percentage of Peru’s rental units are considered affordable to lower income households.
Feedback from the steering committee for this study indicated that there may actually be a higher
percentage of $1,000+ units that go unreported. When comparing the current rent rates to the current
an projects wages for the region, there appears to be an opportunity to support new rental product even
if it demands a higher monthly rent rate than the current product.

Figure 2.19: Rental Affordability

Source(s): Esri Business Analyst 2022
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Uncovering Market Potential: Comparing Income and Home Value

All of the previous data in this section points to the potential opportunity to provide new housing product
(both ownership and rental) within certain price points (monthly mortgage and rent). To help understand how
this translates to a clearer estimation of the buying/rental potential within Miami County, household income
was cross referenced with existing housing stock value. As noted previously, it is generally understood
that if a household spends more than 30% of its monthly income on housing they are considered “cost-
burdened”. Using 30% as the benchmark, household income data was used to calculate the value of
homes that current Miami County residents could reasonably afford. This established Miami County’s
estimated buying power. Next, the county’s buying power was compared to the existing housing stock to
understand if there were untapped price points.

This analysis uncovered a misalignment in the value of the Miami County’s housing stock and the buying
power of the County’s current residents. Figure 2.20 compares the value of existing housing stock (the
orange line) to the value of homes that Miami County residents could reasonably afford (the blue line).
The area where the blue line lies aboves the orange line (between $200,000 and $300,000) indicates
the price of home for which current residents have the income to afford but too few homes exist to meet
the potential demand. While buying power does not guarantee home buyers’ preferences or willingness
to purchase a home, the misalignment demonstrates that there is the capacity for the supply of existing
housing stock to realize the full potential of Miami County’s current residents’ estimated buying power.

Figure 2.20: Existing Housing Stock vs Existing Buying Power (Miami County)

Percent Share

Q%?Ax

Home Value

Source(s): Median income data was sourced from Esri Business Analyst 2022 and used by the consultant to estimate Miami County’s res-
PKLU[Z» OVTL I\VPUN WVALY (ZZ\TW[PVUZ PUJS\KL! VM TVU[OS® PUJVTL ZWLU[ VU OV\.
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was collected from Esri Business Analyst 2022.
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Figure 2.21 Estimates Buying Power Potential Calculations (Miami County)

% Households Potential Monthly
within Income Housing Expense

lﬁng Hous-

Household Income ock in Af-

JZ[PTH[LK (HVY%I’nIEfg

Range Range Range A CEED AL E fordable Range
$0 $14,999 8% $0 $375 $0 $55,000 12%
$15,000 $24,999 11% $375 $625 $55,000 $92,500 28%
$25,000 $34,999 11% $625 $875 $92,500  $130,000 35%
$35,000 $49,999 15% $875 $1,250 $130,000 $185,000 7%
$50,000 $74,999 22% $1,250 $1,875 $185,000 $280,000 16%
$75,000 $99,999 14% $1,875 $2,500 $280,000 $375,000 1%
$100,000 $149,999 13% $2,500 $3,750 $375,000 $560,000 1%
$150,000 $199,999 5% $3,750 $5,000 $560,000 $745,000 <1%
$200,000 $500,000 1% $5,000 $12,500 $745,000 $1,850,000 <1%
Source(s): Median income data was sourced from Esri Business Analyst 2022 and used by the consultant to estimate Miami County’s res-
PKLU[Z» OVTL I\'PUN WVALY (ZZ\TW[PVUZ PUJS\KL! VM TVU[OS® PUJVTL ZWLUJ[ VU OV\

KvAU PU OUKPHUH ~P[O H NVVK JYLKP[ ZJVYL ,Z[PTH[LK WYVWLY["  [H_LZ HUK OVTLV
was collected from Esri Business Analyst 2022.
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Miami County currently has tremendous unrealized buying power. The shaded area in Figure 2.20 shows
the estimated buying power potential that exists for homes between $200,000 and $300,000. That is
too say that a share of current households in Miami County have the buying power to afford homes be-
tween $200,000 and $300,000; however, because to few homes currently exist in that price range, many
people are likely living in homes valued at less than they could afford. Additionally, this mismatch creates
a disincentive for current residents to stay in Miami County if the housing they prefer and can afford is not
available. Figure 2.21 shows the data table behind the graph in Figure 2.20.

It is expected that as wages grow, this misalignment will continue to grow if new homes are not built.
Increases in projected wages support increased buying power regionally. In March of 2023, the Kokomo
Tribune reported that future job wages at the Stellantis EV plant are pledged to be an average of $32.07
per hour, or $66,705 a year assuming a 40-hour work week, by 2027. $66,705 is well above Miami
County’s median household income of $55,000. A household with just one individual working at Stellan-
tis is estimated to be able to afford a house valued around $250,000. Additionally, there appears to be a
strong potential for support of rents at or above $1000 a month.
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Household Mobility

Introduction

On a typical workday, a certain number of Miami County residents leave the county to go work a job
located somewhere else. A certain number of local residents stay within the county for work. Finally,
certain number of regional residents commute into Miami County for work. This daily cycle, sometimes
called ‘employee migration’ or ‘inflow/outflow’, is useful for determining daytime population and estab-
lishing migration patterns for the workers and residents of Miami County and the Greater Miami County
region. One source of potential demand for future housing can come from ‘capturing’” Miami County
workers who commute in from other counties. The creation of additional Miami County jobs could also
create demand for housing units from in-commuters filling these jobs.

Mobility is cross-referenced with the natural employment growth to determine the expected ‘capture’ of
residents to Miami County (who would otherwise commute elsewhere within the region for employment).
In addition to workers’ ability to stimulate local economies near their place of employment, the County’s
workers (who currently live elsewhere) are among the ‘easiest’ visitors to attract to become permanent
residents.

It's important that a community has housing that is attainable and desirable to its existing and future
workforce. A housing supply that is closely aligned with the preferences of the new and/or existing work-
force can capture more of these regional employees. For this reason, it is important that the characteris-
tics of the existing and future regional labor force are compared with the existing housing supply.

Similarly, employment growth data is cross-referenced with demographic and socioeconomic indica-
tors from the studied areas to determine the labor force’s ability to fulfill local and regional employment
demand during the course of the five-year demand horizon. This includes evaluating the raw number,
educational attainment, training and expertise, and labor force participation rate of the region, among
other things.

Trends

Across the nation, workplace commuting patterns changed drastically in 2020 as a result of the
COVID-19 pandemic and ensuing lockdown. Many enterprises are currently in the process of determin-
ing their preference related to employees’ ability to work from home. Blue collar and other manufacturing
and service jobs were far less affected by workplace policies that enabled remote working options. For
every $1.00 saved by living in rural areas, transportation costs rise by $0.77 to accommodate additional
cost of commuting. It is also worth noting that there is a relationship between transportation costs and
housing affordability.” With this in mind, reducing commute time is both an incentive in attracting po-
tential homebuyers as well as a potential influencer of the type and price point of desired housing units.
While “Work from Home” strategies may have some impact on the Miami County housing market, its im-
pact will potentially be constrained without further and ongoing investment in broadband infrastructure.

1L"RLZ 4+ +LSNHKPSSV 34 >LHRULZZLZ VM /V\ZPUN (\WYKHIPSP[" OUKPJLZ <ZLK-I" 7YHJ]
ning 2010:21:43-52
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Daily Commuting

During a typical workday, the Miami County
daytime population ‘shrinks’ by approx-
imately 5,800 residents due to the daily
employment migration patterns being uti-
lized by the local and regional residents/em-
ployees. Of Miami County’s current resident
labor force, only approximately one out of
every three employees also work within the
County.

All employee inflow/outflow patterns are not
equal. Age and income (among others) can
be important factors in determining an em-
ployee’s willingness to commute for work.
Capturing local workers who commute into
the County will continue to pay dividends
over time. The attraction (and subsequent
retention) of younger households has the
highest potential benefit to Miami County
over the long-term. Of the approximate-

ly 4,100 in-commuting employees in this
cohort, about one-quarter are younger than
30 years old. Figure 2.22 shows the break-
down by age of commuters in and out of
Miami County.

Figure 2.22 Commuting Patterns

2019 Miami County

Employees
[0)
Living outside 4.074 46% of county
employees
Aged 29 or younger 990
Aged 30 - 54 2,070
Aged 55 or older 1,010
[0)
Living in Miami County 4,830 54% of county
employees
2019 Miami County
Residents 14,730
Working in Miami 33% of county
4,830 _
County residents
[0)
Working outside 9,900 67% of county
residents
Aged 29 or younger 2,360
Aged 30 - 54 5,210
Aged 55 or older 2 330

Source(s): Census on the Map 2019
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County Commuter Data

Figure 2.23 shows the inflow, outflow and circulation of workers in Miami County. Each day, 4,074 work-
ers enter Miami County from outside of the county to come to work, 9,900 Miami County residents leave
the county for work, and 4,830 people both live and work in Miami County. Of the people leaving Miami
County, a plurality are going to Howard, Cass, Wabash and Grant counties.

Figure 2.23: County Commuting Flow and Destination

Jobs Counts: Where Miami County Workers Live

Count Share

All Counties 6,428 100.00%
Miami County, IN 3,261 50.70%
Howard County, IN 590 9.20%
Cass County, IN 536 8.30%
Wabash County, IN 241 3.70%
Grant County, IN 161 2.50%
Marion County, IN 128 2.00%
Fulton County, IN 115 1.80%
Source(s): Census on the Map 2019 Hamilton Gounty, IN £ 1.30%
Allen County, IN 82 1.30%
Kosciusko County, IN 63 1.00%

Source(s): Census on the Map 2019

38



2: Market Overview Miami County Housing Study

Regional Commuter Data

Figure 2.24 shows the inflow, outflow and circulation of workers in the Greater Miami County Region.
Each day, 34,308 workers enter the region from outside of the region to come to work, 49,755 residents
leave the region or work, and 63,228 people both live and work in the region. The vast majority of the
region’s workers live within the region. The top home-counties for workers who live outside of the region
are Tippecanoe County and Marion County. Even though approximately 2/3 of those who work within
the region live within the region, this still presents a large regional pool from which Miami County’s hous-
ing market can draw.

Figure 2.24: County Commuting Flow and Destination

Jobs Counts: Where The Region‘s Workers Live

Count Share
All Counties 74,161 100.00%
Howard County, IN 17,364 23.40%
Cass County, IN 7,878 10.60%
Miami County, IN 6,298 8.50%
Wabash County, IN 5,482 7.40%
Clinton County, IN 4,250 5.70%
Tippecanoe County, IN 3,082 4.20%
Hamilton County, IN 2,849 3.80%

Litintington!

Source(s): Census on the Map 2019 Carroll County, IN 2,502 3.40%
Tipton County, IN 2,422 3.30%
Marion County, 2,237 3

Source(s): Census on the Map 2019

Based on daily commuting patterns, Miami County has two key opportunities. First, the 9,900 Miami
County individuals who are living in Miami County and who commute out of Miami County each day for
work could be working in the County. This provides an available labor pool for new employers who may
want to come to Miami County. As more jobs come to Miami County and are filled by those 9,900 com-
muters, it will have the added benefit of reducing their transportation costs and increasing their buying
power. Second, more than 4,000 people commute to Miami County each day. People want to live near
where they work. These 4,000 people are part of the population Miami County could capture to live in
their community if new housing units are available, especially if unit and neighborhood characteristics are
in alignment with current household preferences.
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Household Migration

Introduction

Population migration is a measure of how many area households change residences during a given
year. At a regional level, this is used to estimate housing demand created by all of the area’s inflow and
outflow events (whenever a household moves to or from the region). A portion of the households that
are expected to move into the region will ultimately choose to live, work, or do both in the study area.
As households switch dwelling units over a period of time, patterns and characteristics of these mov-
iNng events can be used to estimate future demand created from households moving to the region from
either outside it or somewhere else within it.

The highest demand potential results from the ability to prevent households from migrating out of the
study area and the ability to attract households that are migrating into the regional area already. It is
worth noting this is not intended to imply that residents should be encouraged to simply move from
one location in the region to another. Some people may chose to do this for a variety of reasons, in-
cluding finding preferred housing options and choosing to live closer to where they work. The goal is to
grow both the population of Miami County while simultaneously growing the overall regional population
as well. In addition to workers’ ability to stimulate local economies near their place of employment, the
County’s workers (who currently live elsewhere) are among the ‘easiest’ visitors to attract to become
permanent residents.
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Migration Patterns

Figure 2.25 is a visual representation the flow of households into, out of, and within Miami County and
the Greater Miami County Region. This data is sourced from the IRS Statistics of Income Division Migra-
tion Data Files, released as a collaboration between the IRS and Census Bureau.

Figure 2.25: Annual Migration

Annual Migration
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The highest capture rates of the regional potential for housing demand often result from the ability to pre-
vent households from migrating out of the study area. The analyzed data indicates regional households
change residences at a high rate, presenting an opportunity to capture the region’s transient households.
The selling price consistency observed in the Home Mortgage Disclosure Act data demonstrates that the
market in Miami County is very similar to others in the region.

This rate of regional churn creates opportunity for Miami County to attract potential homeowners. The
~11,100 households that move into the region are all potential homebuyers and renters who could
chose to live in Miami County, if a product existed that they were interested in purchasing. It also pres-
ents a risk, as Miami County must work to retain the ~800 households that move out of the county.
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Tenure of Dwelling Units

The tenure of dwelling units yields indicators about various other market conditions — most notably that
renter households are more likely to change residence compared to owner households, and steady va-
cancy rates can affirm the availability of dwelling units within the owner and renter markets. As shown in
figure 2.26, of all the region’s dwelling units, approximately 67% are owner-occupied, 23% are renter-oc-
cupied, and 10% are vacant. These figures resemble Miami County’s dwelling units (64% / 26% / 10%).
Renter-occupied dwelling units have steadily gained an increasing share of local and regional units (68 —
69% owner-occupied in 2010), a trend expected to continue over the next five years.

Because renters are more likely to change residency than homeowners, the County’s renters are a dual
edged sword. On one hand, it is an opportunity for Miami County to attract and retain households with
more longevity. If Miami County increases its stock of attainable for-sale housing, it increases the likeli-
hood that today’s renters will become tomorrow’s Miami County homeowners, On the other hand, failure
to provide for-sale units for these renters will increase the threat of moving outside of the County.

Figure 2.26: Breakdown of Household Occupancy by Unit Type

2010 Unit Occupation 2022 Unit Occupation 2027 Unit Occupation (Projected)
26.30%
64.40%

m Owner-occupied units = Renter-occupied units = Vacant units

Source(s): Esri Business Analyst 2022
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Regional Mortgage Acquisitions

Analysis of mortgages acquired for single-family detached units shows that 9% of regional acquisitions
were for sales of units located in Miami County, significantly lower than the County’s share of regional
population (14%) and households (13%). Howard County was the highest of all regional counties at 37%
of mortgages.

Single-family detached units purchased via mortgage in Greater Miami County sold for 2.2 times the pur-
chaser’s annual household salary, on average. This figure was lowest in Cass, Howard, and Miami coun-
ties (2.1 times) and highest in Clinton and Tipton counties (2.4 — 2.5 times). This multiplier can be used
to gently estimate housing costs as a function of the home value given the expected cost of a mortgage,
utilities, insurance, and other similar household expenses.

The values of owner-occupied units in Miami County closely resemble the regional supply. The median
monthly housing cost amounted to $945/month ($11,400 annually) for the county’s owned units. The
median gross rent for Miami County’s rented units was $740/month ($8,900 annually).

Figure 2.27 shows the breakdown of mortgage acquisitions by the value of the homes. Within Miami
County, 54% of the homes sold between 2021 and 2023 were valued at $150,000 or less.

Figure 2.28 shows the household income of mortgage acquisition by the purchaser’s household income.
The largest segment of the market is households making $50,000 to $74,999 annuallly.

It is important to note the Home Mortgage Disclosure Act data takes into account for all mortgages,
even those that are a refinancing; therefore, the data includes more than only home sales.

Figure 2.27: 2021-2022 Mortgage Figure 2.28: 2021-2022 Mortgage
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Qualitative Analysis
Employer Interviews

Introduction

Over the course of the housing study, six regional employer interviews were conducted with human re-
source representatives. The employers interviewed for this study were AZlsoptopes, Logansport Memo-
rial Hospital, Maconaquah School Corporation, Dukes Memorial Hospital, SpectronRx and Progress Rail.
Employers were asked questions regarding wage stratification of current employers; housing demand as
it relates to desired housing product type, price, location, and amenities for their current and prospective
employees; and barriers to workforce attraction. Understanding these elements help to project future
housing demand and uncover market characteristics that a data-driven-only analysis would not consider.
HR representatives were chosen because of their unique perspective and insights on the needs of their
respective employees, both current and future.

HR representatives were asked a mix of quantitative and qualitative open-ended questions. For the priva-
cy of the employers interviewed, company-specific answers are not included in this report; however, an
aggregated textual analysis was conducted to understand the shared themes among the interviewees.

Housing Trends

A 2016 study titled, “An Examination of Rural Housing Development Programs, Issues and Strategies”
conducted by the Purdue Center for Regional Development cited that an aging housing stock and risk
aversion by developers were two of top challenges facing rural communities in Indiana. Miami Coun-

ty and the North Central Region face similar issues. Previous planning efforts undertaken by the North
Central Indiana Regional Planning Council for the READI program, indicated that housing was a barrier
to workforce attraction in each of the region’s six counties. Access to modern housing stock was specifi-
cally noted in Miami County’s READI workshop. Additionally, national trends such as rising building costs,
interest rate hikes, inflation and the availability of skilled labor exacerbate state and local challenges.

SHNL :[YH[PAJH[PVU

Of the employers interviewed, most of their employees fall within the mid- to upper-wage levels. (Low
wage: <$50k/year, mid wage: $50k - $99k/year, high wage: $100k+) They expect this trend to continue
into the future as the regional job base expands.

Current Workforce Location

A majority of employers noted that there is a known housing shortage in Miami County that has led many
of their employees to live elsewhere. Employees, especially high-wage employees, were most likely to
live in Howard, Hamilton, Cass or Wabash counties if choosing not to live in the Miami County..

Housing Supply vs Housing Demand

Employers noted that most of the available housing stock in Miami County consists of either very expen-
sive $400k+ homes or homes that sell for less than $200k that are in need of repair. Participants indi-
cated that the housing product that is missing and that is in most demand is new single-family housing
between $200k - $350k. When asked what type of product their current workforce lives

in, if they live in Miami County, the answer was resoundingly, “Whatever single-family homes they could
find.” Employers indicated an existing demand within their workforce for new single-family housing in
Miami County. They shared that many of their employees who are residents of Miami County, and also
those that live in the surrounding counties, would likely buy new homes if they were available.
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Housing as a Barrier to Workforce Attraction

The lack of available product was mentioned as a top barrier to workforce attraction by every employer
interviewed. Employers indicated that when recruiting new employees from outside of the region, po-
tential new hires struggled to find housing near their potential new job. The struggle to find their desired
housing type often caused potential employees to look elsewhere for work.

Desired Product Type and Amenities

Single-family housing was the focus of all employers. Employers discussed the desire for homes with
yards that are close to stores, downtown Peru and parks. Some employers also mentioned options like
condos that have maintenance and upkeep taken care of. Walkability was mentioned frequently, particu-
larly as it related to access to parks. Additionally, there was a desire for new employees to feel as if they
are a part of a larger community. Many employers discussed the need for more activities/programming
and businesses downtown, such as restaurants, coffee houses and shops. While there is a need for new
houses to purchase, a common theme among all employers was the lack of availability of quality sin-
gle-family rentals for younger couples or families who want to rent.

Desired Community Amenities Selected Desired Home Amenities
¢ Public Safety ¢ [ aundry Room
e Affordability ¢ Energy Efficiencies
e Availability of Doctors/Hospitals e Modern Sink/Counters
e Quality of Schools e Upgraded bathrooms

e Front Porch
e Hardwoods/Laminates
e Better storage/closets

Partnering on Housing

Employers were very happy to be engaged in the process and, broadly speaking, were interested in the
idea of partnering to grow housing development in Miami. Most employers were interested in the con-
cept of partnering in public-private relationships to help deliver new housing product in Miami County.
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Job Growth and Demographics

Quantitative analysis confirms the anecdotal information provided by employers. Area demographics
play a role in the ability to meet regional housing and employment demand. As a general rule, areas with
the ability to fill workforce demands (as indicated by the size of the labor force, education levels, indus-
try mix, etc.) can lead to higher regional capture rates (and thus higher housing demand). Miami County
provides 13 percent of the region’s 118,000 workers. Of these local workers, 40.6 percent are blue col-
lar workers. This is 1.07 times higher than the rate of the regional workforce (38.1 percent). Of the Miami
County workforce, 87 percent possess an associate degree or less, suggesting a workforce more tai-
lored to fulfilling the region’s future blue collar growth. This data source does not take into consideration
the countless cetrtifications, apprenticeships, and other training that the local workforce has secured to
make it a talented, strong and dynamic workforce to support both current and future industries within
the region. Figure 2.29 shows the county’s education levels compared to the region and the State of
Indiana.

Figure 2.29: 2022 Population by Educational Attainment

Level of Education Miami County Regional Indiana
No High School Diploma 12.7% 10.5% 9.1%

High School or GED Graduate 43.0% 41.2% 34.6%
Some College/ Associates 31.0% 29.6% 27.9%
Bachelor's Degree 8.4% 12.4% 18.4%
Graduate/ Professional Degree 4.9% 6.3% 10.0%
2022 Labor Force by Job Type Miami County Regional Indiana
Blue Collar 40.6% 38.1% 28.5%
White Collar 42.6% 46.1% 56.5%
Service 16.8% 15.8% 15.0%

Source(s): Census on the Map 2019
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Job Type

Figure 2.30 shows the breakdown of blue collar to white collar to service industry jobs among the study
areas. The mix of job types begins to further inform both future wage projections as well as the ability to
understand absorption of the anticipated job growth within the region given the nature of the industries
impacted by those future jobs.

Figure 2.30: Employment by Job Type (2022)

Source(s): Esri Business Analyst 2022
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Future Demand and Absorption

The result of the data analysis of this study is the development of a projected 5-year housing unit de-
mand and absorption model. Miami County’s ability to absorb households from the five-year demand
potential will be directly related to the prioritization of (and involvement in) actions that enable the entitle-
ment and development of build-ready lots, and corresponding home construction, at much higher rates
of absorption than in recent years. Even though the projections are data-driven, informed by analysis of
historical and recent trends, and every effort was made to ensure their accuracy and completeness, they
are not meant as a guarantee or assurance of future growth.

Given that much of Miami County’s future housing demand originates from projected regional growth and
mobility patterns (in addition to growth occurring from the County’s established households), the demand
projections are more volatile to the effects of other regional market forces. Such competitive forces could
cause significant fluctuations to the demand projections for Miami County in the future. To be regionally
competitive, Miami County will need to meet its residential demand with a mix of product types and price
points.

Figure 1.3 shows the five-year demand potential segmented into four demand potential categories: Esri’s
projection and low, medium, and high development priority. The high development priority was formulat-
ed by estimating the maximum number of units Miami County could reasonably expect to absorb over
five years. This assumes Miami County pursues an aggressive residential development strategy. The low
and medium categories were calculated as relative percentages of the maximum, and what could be
expected if the County takes a less aggressive approach. The Esri number indicates what is estimated
by the Esri data service to occur if the County choses not to pursue residential development strategies to
activate market potential.

Analysis and anecdotal evidence reveal the presence of limitations restricting local growth that are be-
ing caused by a lack of available lots on which to build. The ability to attract new residential population
growth will be adversely affected unless this bottleneck, and other identified restrictors, are properly
remediated prior to (or in coordination with) developer attraction. Conversely, Miami County’s ability to
capture the highest potential demand may result from the execution of aggressive, nimble development
strategies meant to maximize five-year residential growth

Salient Demand Metrics

A majority of Miami County’s future housing demand originates from regional employment growth, either
directly or indirectly. Directly, these 1,200 new jobs will bring new households to the area, substantiating
the need for the construction of new dwelling units in the area. Indirectly, the construction catalyzed by
regional labor growth will catalyze the regional ‘churning’ of households, who may have new interest or
ability to relocate from their current residence to a more desirable or proximate location. As such, a sub-
stantial amount of future growth potential lies in these mobility patterns rather than from growth occurring
from the County’s established households.

Generally speaking, frequency and distance are two of the most important criteria to consider when
evaluating population growth or decay. Much like a family with children may choose to live in a neighbor-
hood based on its proximity to high frequency destinations (school, grocery, healthcare, childcare, etc.),
employees demonstrate a desire to live close to their place of employment when the circumstances

are right. During a typical workday, approximately 4,100 outside residents commute into Miami Coun-
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ty for employment — these daily visitors are among the easiest to capture given workers’ desire to live
close to their place of employment and the high frequency of their trips. Conversely, nearly ten-thou-
sand Miami County residents commute outside the county for employment — the threat of losing these
resident-workers is equally high. Creation of additional local full-time jobs is often a very effective tool to
substantiate demand for housing units from in-commuters filling these jobs (and jobs vacated by Miami
County employees who switch jobs).

Demand Potential (Low/Med/Hi)

The involvement of County leadership is vital to the future growth of Miami County. The relative level of
involvement will have a direct relationship to the County’s ability to capture potential growth over the next
five years. The theoretical “Low” and “Medium” thresholds represent a partial capture of the full demand
potential; these thresholds remain higher than Esri projections and were informed by the analysis of
several factors, including: the willingness and ability of local leadership to embrace strategies contained
in this plan, the strength of the residential markets to ‘push’ County housing development without local
involvement, the number of platted vacant lots to quickly absorb growth, and the locations and capaci-
ties of infrastructure, among others.

Figure 2.31: Miami County Five-Year Demand Potential

38 total units
8 units / year avg.
0.06% AGR*

Development not prioritized
Esri natural growth projection

165 total units
33 units / year avg.
0.25% AGR

Low development priority
~40% of Est. Potential Demand Captured

235 total units

Medium development priority 47 units / year avg

~50% of Est. Potential Demand Captured

0.35% AGR
High development priority 405 total units
100% of Est. Potential Demand Captured 81 units / year avg.
0.60% AGR

*AGR: Annual Growth Rate
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Demand Mix

To meet the projected housing demand in Miami County, a variety of product types will need to be con-
structed. Figure 2.32 shows the projected potential supply mix for Miami County at the “high” demand
number of 405 units over five years. The mix takes into account the projected household demographics
and buying preferences of future home buyers in the region. This mix assumes that the majority (esti-
mated at 55%) of new units have the potential to be composed of detached smaller ot units, including
for-sale and for-rent single family homes. This is driven primarily by the projected demand preference of
smaller households and the projected demographics of future proposed buyers. The next largest mix
(estimated at 25%) is projected to come from low-intensity attached units, such as condos, duplexes
and quads. Finally, 20% of the estimated demand has the potential to come from medium-intensity
attached units such as townhomes, garden-style apartments, and village cluster apartments.

The percentage and unit-type recommendations for housing units constructed to accommodate the
County’s future housing demand were informed by many factors and considerations that emerged
during the data analysis with the following intended goals:

e Aligning the housing supply with emerging market preferences by illing’ in undersupplied unit and
neighborhood types

e Efficiently producing shovel-ready lots and desirable, available dwelling units throughout the entirety
of the five-year horizon

e Sensibly diversifying the County’s largely homogenous housing supply with more varied unit and
neighborhood types

It has been said previously that the ability to capture the future housing demand potential will rely heavily
on the County’s proactive and continued involvement in the attraction and retention of area households.
The County’s existing housing supply currently contains a large amount of large-lot detached units —
many of which exist in the more agricultural / unincorporated areas of Miami County — and undoubtedly
these types of homesteads will continue to be preferred by many local and regional households. How-
ever, demand for such lots has historically been catalyzed and supported by the private market, thereby
eliminating the need to use the County’s.
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Figure 2.32: Potential Demand Mix: High Development Priority

Miami County Housing . 5Y Future Demand Potential Future
Units AR TN L Potential Mix Supply Total
Units (#) Units (%) Units (#) Units (%) Units (#) Units (%)
Detached- Large Lot 6,811 44.2% Limited Limited* 6,811 43.1%
Detached - Small Lot 6,461 42.0% 223 55% 6,684 42.3%
Attached - Low Intensity 4 a5 g 39, 101 25% 1,536 9.7%
(2 - 4 units)
Attached - Medium Intensﬁy 691 4.5% 81 20% 279 4.9%
(5+ units)

TOTAL 15,398 100% 405 100% 15,803 100%

* Figure not intended to stifle all large-lot detached development; rather, the establishment of detached households on
large and/or agricultural lots over the next five years will occur without the need for County intervention/resources.

Data Sources

To better understand the trends affecting the area population and households, data was collected from
Esri Business Analyst (2022; 2027) to provide future projection estimates and a more granular analysis
of recent (2020 — 2022) trends. Additionally, same or similar data was collected from the Census Bureau
(2010 & 2020) to provide a more holistic and longstanding understanding of the historic population and
household trends. Data from each source had been stratified by a number of different indicators / char-
acteristics prior to being obtained.

Employment data for Miami County and the Greater Miami County region was obtained from the Cen-
sus Bureau QCEW 2010 - 2022) for historic growth analysis; and Esri Business Analyst (2022) to pro-
vide future projection estimates and a more granular analysis of recent (2020 — 2022) trends related to
employment and industry growth. Data from each source had been stratified by a number of different
indicators / NAICS industry codes prior to being obtained.

Daily migration information was obtained from Census on the Map 2019 for Miami County residents and
jobs located in Miami County. Educational attainment and job industry type information was obtained
from Esri Business Analyst 2022. Housing and transportation cost estimates for local and regional
households was obtained from H+T Index 2022, aggregated at the county level.

Annual household migration data was obtained from IRS 2020 migration data aggregated at County
level for the local (Miami County) and regional (Greater Miami County) geographies. The data was strati-
fied by the origin / destination of the area’s inflow / outflow events, respectively.

Additional data obtained from the DLGF 2022 tax bills summary data, Stats Indiana, the Indiana Asso-
ciation of Realtors, IRS 2020 County to County Migratio,; MLS 2020 — 2023 listings for Miami County
(provided by Allen Realty Group) and HMDA 2021 — 2022
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Introduction

Across many parts of rural Indiana, housing remains one of the most significant barriers to growing local
and regional population and providing appropriate workforce to support ongoing economic development
efforts. It is clear that local leaders and residents are struggling to find solutions to this problem. For
Miami County, long-term economic success will require not only maintaining the current population base,
but growing it at a reasonable rate. Strategic and intentional population growth is essential to support
the local and regional workforce base and leads to increased disposable income, which in turn, sup-
ports local businesses. To support this growth, it will be necessary to encourage a more diverse range
of housing opportunities, including more affordable, higher-quality rental options and mid to upper-end
single-family housing choices.

As identified in the data analysis of this study, while Miami County’s population has seen some fluctu-
ation, the overall trend has been 30 years of declining population. Supporting the delivery of strategic
housing opportunities will be essential in helping the county overcome its current challenges, such as
the overall age of the housing stock and the lack of newer market rate rental options. There is very little
speculative housing development in Miami County. This is a different growth/development model than
exists in adjoining Howard County, but even there, much of the development that is occurring, especially
in the downtown, is occurring as a result of public-private partnerships and local financial support.

While the circumstances to support growth in Howard County may be different than those of Miami
County, the geographic position of Miami should allow it to share in the same market forces that are driv-
ing growth to the south. It is important to note that much of the growth that needs to occur in the coun-
ty will likely occur within the corporate boundaries of municipalities given the need for accessibility to util-
ities such as water and sanitary sewer. Moving forward, the county can focus on place-based residential
growth strategies, such as capitalizing on existing assets like open spaces, community downtown areas,
schools, commercial developments, existing residential developments and community amenities to cre-
ate anchors for future residential development. Additionally, both younger age and 50+ age households
are expected to be seeking different characteristics than in the past when choosing neighborhood loca-
tions and home types.

Understanding the market conditions alone is not enough. In order to realize the full potential of the
market opportunity for housing in Miami County, strategies must be created to seize opportunities,
overcome barriers, and deliver new residential units in the county. There must also be a willingness to
move forward with action items. What follows is a breakdown of the suggested strategies to support the
delivery of new residential products in Miami County.
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Site Location Analysis

As a part of this housing study, the Steering Committee identified potential residential development sites
to conduct planning level cost estimates and conceptual layouts. While several overall sites were evalu-
ated, ultimately five sites were selected for a more detailed analysis. The five selected development sites
were chosen based on specific selection criteria. An initial red-flag analysis was conducted to under-
stand the developability of the site, accounting for issues like topography, floodplain and wetlands. Fol-
lowing the red flag analysis, a deeper level analysis was conducted accounting for proximity to transpor-
tation infrastructure, which allows for easy access and connectivity to the surrounding areas. Additionally,
the sites were selected for their proximity to existing water and sewer infrastructure, which reduces the
cost and time associated with providing new infrastructure. Sites were also chosen for their proximity to
employment centers, making them attractive locations for potential homebuyers.

The five development sites vary in size, with lot count estimates ranging from 175 to 350 lots per site
and homes ranging from $200,000 to $350,000. Conceptual layouts were developed for each of the five
selected sites, outlining the proposed design of the residential developments. The conceptual layouts
include consideration for the number of lots, lot sizes, street networks, and potential green spaces. The
conceptual layouts prioritize connectivity and accessibility, with well-connected street networks that allow
for easy navigation and access to amenities. Additionally, the conceptual layouts include ample green
spaces, providing residents with access to parks and recreational areas.

Planning level cost estimates were developed for each of the five selected sites, outlining the estimated
costs associated with developing the conceptual residential developments. The estimates include costs
for infrastructure, such as water and sewer systems, roads, and sidewalks, as well as costs associated
with land acquisition and site preparation. The estimated costs also include soft costs and a generous
contingency given the conceptual nature of the layouts. The estimates were developed based on current
market conditions and provide a rough estimate of the costs associated with each site.

The development of each site is expected to occur in phases, allowing for flexibility and reducing the ini-
tial costs associated with development. The phased approach allows for the development of infrastruc-
ture and amenities to occur over time, as the demand for housing in the area increases. This approach
reduces the risk associated with large-scale development projects and ensures that development occurs
in line with market demand.
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New Residential Product

Most of the housing stock in Miami County was built prior to 1939. Consequently, much of the existing
housing stock in Miami County does not currently align with the newer, modern product demanded by
targeted potential new residents (young adults, retirees, or families). While some potential new residents
may be interested in purchasing an older home and are willing to invest in upgrading or remodeling it, the
majority of young adults and new families are not interested in that investment of time and money. With
this in mind, the pathway forward for new residential growth for Miami County will require the develop-
ment of new and diverse housing products. This includes not just single-family detached products, but
also a mix of new, modern attached and mixed-density multi-family alternatives. The key to supporting
new single-family development in the county is finding ways to mitigate the development risk. Almost all
of these strategies will require some form of public-private partnership. Generally, these strategies in-
clude mitigating marketing risks, mitigating project costs, and mitigating financing risks.

Mitigating Marketing Risks

Traditional market forces alone are not producing the volume of home construction that Miami County
needs to meet its population growth objectives. In order to accelerate the development of lots and con-
struction of homes, local government agencies must first identify potential private sector partners. This
requires the development of a pitch and a marketing outreach effort to local and regional builders and
developers. Local officials will need to share the opportunities identified within this housing study and
activate strategies around what is needed to partner with developers locally. Potential strategic action
items include:

1. Build a marketing campaign that sells the market opportunity, quality of place and strategic
geographic position of the county.

a. Develop specific marketing material to support the pitch.

b. Gather local realtors to engage them as advocates for, and potential partners with, new devel-
opment opportunities.

c. Consider developing a “Make My Move” type of marketing pitch to assist current and new
builders in securing early leads on home sales.

d. Target existing residents with the opportunity to secure new and modern housing product with-
in Miami County.
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2. Engage existing local builders to help understand their needs and potentially create partnerships to
help builders be an active ingredient in delivering new residential product.

a. Offer support to local builders in areas such as marketing, sales, and production expertise to
fulfill buyers’ future expectations and to increase capacity.

b. Offer development opportunities to local developers and builders prior to seeking interest from
non-local alternatives.

c. Recognize area homebuilders for their quality, historical service to communities, and other attri-
butes prior to targeting new builders to move to Miami County.
3. Reach out to builders and developers that are not currently operating within Miami County.

a. Host a development roundtable within the county for “new builders/developers” explaining the
unique opportunity to develop new residential product in Miami County.

b. Schedule individual “interview” pitch meetings with select identified builder/developers.

4. Assemble and activate local stakeholders (schools, service providers, major employers, etc.) as
abassadors for supporting the pitch for new residential development.

a. Hold stakeholder meeting with key representatives to share the need for housing and how they
play a role in helping to grow local population.

b. Engage stakeholders in conversations with potential developers to show community support
for potential projects.

5. Balance fostering local building resource growth with attracting new suppliers, trades, and labor
sources to Miami County (among the greatest concerns for new builders’ market entry are often
their ability to secure subcontractors and suppliers that may be loyal to existing builders and/
or at capacity).

a. Engage local contractors to assess their capacity to support new development opportunities
within Miami County.

b. Create a list of interested contractors to provide to potential developer/builders.

6. Continue to promote quality of place investments in the county to enhance the attractiveness of the
area for new residential development.

7. Continue to expand and enhance broadband connectivity in the county as this will be an essential
infrastructure tool to support resident retention and new resident attraction.
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Mitigating Project Costs

It is important for local economic development stakeholders to approach participation in residential
growth with the same level of involvement as they show in traditional economic development strategies
and incentives. For many communities, residential development and new home creation may require
local public agencies to lead the private sector by showing a similar level of support as they show in
other economic growth initiatives. This is especially true in rural areas. From a developer’s standpoint, the
revenue of residential development almost always lags the upfront development costs. This presents an
opportunity for local agencies to help mitigate the impacts of upfront costs of development. The lag has
more impact in rural areas, as the pace of development is typically much slower than in urban and sub-
urban areas.

Many potential housing developers are risk-averse when it comes to building new homes in smaller-pop-
ulated rural counties. While this reluctance has been there for decades, it is made worse by financial
market fluctuations such as the “Great Recession” of 2008 and the current inflationary pressure and
corresponding interest rate increases we are experiencing. Any financial support of new residential proj-
ects should be viewed just like an economic development activity; a strategic investment to support the
long-term sustainability of the community. These strategic investments should be made as public-private
partnerships and investments should be directed in a manner that is focused on delivering balanced
returns for both partners. There are several steps that local entities can take to help mitigate this risk for
private developers:

1. Locate and secure development rights control (outright purchase, options, private development
agreements, etc) on key development sites within the county to remove property acquisition risk.

a. Utilize the local Redevelopment Commission (RDC) or Community Development Corporation
(CDC) to secure property rights because of their flexibility to acquire and dispose of those prop-
erties.

b. Prepare to move quickly to assist builders/developers in securing sites that are not already un-
der control in the event there are better locations for the product type proposed.

c. Consider disposition of the property at a price to appropriately support mitigating development
costs to new residential projects.

2. Support potential development by investing in key infrastructure to support development projects.
a. Consider extending offsite utilities (sanitary sewer, water, etc.) to proposed development sites.

b. Consider improving road infrastructure that provides access to the development site when
needed.
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3. Support potential development by investing in on-site development costs.

a. Consider investing in public infrastructure elements serving lots within the development (such
as local streets, sewer, water and stormwater improvements).

b. Consider investing in overall development activities such as site grading, wetland mitigation,
etc.

4. Review local zoning/building codes and development review processes to ensure they are supportive
of new, quality housing projects and do not place the county at a competitive disadvantage with
other locations within the region.

5. Consider reducing local fees (permit, utility connection, impact, inspection, etc.) to help support new
residential development projects.

6. Consider partnering with developers to utilize creative project delivery methods.

a. Project delivery methods like Build-Operate-Transfer (BOT) can be an effective method to both
speed up the delivery of projects as well as save overall costs.
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Mitigating Financing Risks

Along with mitigation of the development costs of the project, thought should be given to strategies

and methods that assist in mitigating financing risks, both to the developer and to future home buyers.
Access to capital remains problematic for some individuals who are seeking loans to build or finance the
purchase of a home. In some cases, the down payment requirements are well beyond the capacity of
many families, especially younger families. Consideration should be given to working with local banks
to prepare them for potential project financing and master leases and lot purchase agreements. Some
additional strategies include:

a. Developing programs that are designed to buy down the cost of lots. These can be driven by
both the public sector (an alternative to direct investment in infrastructure) or the private sec-
tor (i.e., employers supporting current or new employees find housing close to their place of
employment).

b. Supporting interest rate buy downs for new home buyers. This can take many forms, but the
cleanest is providing funding for “points” to help lower the interest rates on potential buyers.
Given the current state of the market, buying down interest rates may become a more attrac-
tive option than in recent years. This can be driven by both the public and private sectors.

c. Providing funds to support down payment assistance (can be public or private sector driven).

d. Developing programs to support first-time home buyers (including both education and poten-
tially financial assistance).

e. Project Delivery methods like Build Operate Transfer (BOT). These programs are not designed
to mitigate risk to the home buyer or the developer, but the guaranteed maximum price that is
included within the BOT Agreement does guarantee the maximum price to mitigate risk to the
public partner.
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Areas of Other Consideration

Downtown/Infill Redevelopment

While traditional single-family development is needed in the county, this type of development will likely
occur on vacant or agricultural property on the edges of municipalities in the county. Given the need for
a mix of housing types, communities within Miami County should also explore public-private partner-
ships to pursue infill and redevelopment activities within the existing communities themselves, especially
in downtown areas and older neighborhoods. The Miami County Comprehensive Plan and the Peru
Downtown Plan both discuss the opportunity for these activities. Some strategies to help initiate this
development include:

1. Map the availability of lots within the borders of a city that the communities would like to target
for redevelopment activities. Some of these lots could be created by removing abandoned or
dilapidated housing.

a. ldentify properties that are already owned or controlled by government or non-profit entities.

b. ldentify properties that would be the easiest targets for redevelopment activity, such as vacant
lots, sheriff sale properties, etc.

2. Invest in the upgrading of older housing stock.

a. Since older homes dot many of our rural counties, creating programs that might assist reno-
vate and retrofit many older homes so that they comply with existing housing codes and mod-
ern amenities is something that should be considered.

b. This option is a way to expand the availability of quality homes and attract younger families who
may be willing to purchase older homes that have undergone major renovations.

3. Secure properties (through tax sale, blight abatement, etc.) to reduce the challenges of property
acquisition, especially in urban areas.

a. Developing a blight abatement/infill program should include the purchase of property or struc-
tures, the demolition of structures, the development of infrastructure, environmental remedia-
tion, or the construction of housing.

b. Projects should focus on the removal of deteriorated or abandoned downtown buildings or
vacant/unusable industrial sites.
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4. Create an Infill Development Program.
a. Infill housing should help preserve neighborhood patterns and character.

b. New construction should coexist within the context of adjacent homes, blocks, and existing
neighborhoods.

c. Infill should respect the character and configuration of the existing neighborhood and should
include considerations such as consistent setbacks, building orientation, building spacing,
building height, building design character and future land use.

d. Develop specialized incentive programs targeting strategic investment in redevelopment and
infill projects.

New Mixed-Density Development

The overall population of Miami County is aging. With that in mind, as well as the significant influx of
new investment and job growth (specifically foreign and technology investment) in the region, there is
likely going to be a need to consider some mixed-density residential developments in the county that
tend to cater to those demographic population groups. Most areas in the North Central region are

not well-positioned to provide the variety of housing options desired by seniors, young professionals
and the transient portion of the foreign nationals that are expected in the region. These may include,
but are not limited to, apartments, specialized commmunal housing, middle-density developments (like
townhomes, quads, brownstones, etc.), patio homes and senior living options (retirement communities,
independent living, or assisted living facilities). Without these options within the region, existing and po-
tential future residents may be forced to leave the region to fulfill their housing needs — usually in larger
populated counties.

Funding Alternatives

In order to provide strategic investment for any potential public-private partnerships, funding resources
must be identified. There are a variety of potential local, state and national funding resources that can
be engaged to support housing development projects, specifically in rural areas. What follows is a brief
discussion of some of those resources:

1. Tax Increment Financing for Housing (HOTIF)

Subject to Ind. Code § 36-7-14-53(g), a county commission may establish within its jurisdiction
a residential housing development program by resolution for the construction of new residential
housing or the renovation of existing residential housing if the average of new, single-family resi-
dential houses constructed within the township in which the area is located during the preceding
three (3) calendar years is less than one percent (1%) of the total number of single family resi-
dential houses within that township on January 1 of the year the resolution is adopted.
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2. Traditional Tax Increment Financing (TIF)

Similar to HOTIF, traditional TIF can be used to support residential development in supporting
workforce growth within the community. These funds can be used for property acquisition, public
infrastructure, supporting site design and engineering as well as other supporting services. These
funds can be used in a variety of ways to support public-private housing projects.

3. Residential Housing Infrastructure Assistance Program (HEA 1005)

This program, created as a part of the 2023 Session, creates a revolving loan program targeted
at boosting residential development across the State of the Indiana. As of the writing of this, the
details of the loan program’s administration has not been finalized.

3. Regional Economic Acceleration and Development Initiative (READI)

READI Phase One has been utilized to support a variety of residential projects throughout Indiana,
including projects in Miami County. Phase Two of READI will likely be an ideal additional source
of potential funds as it has been noted that housing will, in all likelihood, be a strong focus of the
second round of READI funding. The advantage of READI Phase Two is that it will likely derive
from state funds rather than federal funds, allowing project financing to be even more creative the
second time around.

4. Local banks

By educating local banks to help them understand the opportunity of the proposed develop-
ments, as well as the local investment participation supporting in the public-private partnerships,
banks will be able to get familiar with the objectives of the housing strategy and become more
supportive of potentially participating as a local financing partner. Many developers will be able
to bring financing from outside the local community, but if local banks are interested, it is good to
give them an opportunity to participate as well. Early engagement with local banks will help ease
some of the concerns they may have about financing residential development projects where
there is not a proven historical track record of residential development projects, successful or
otherwise.

5. Community Foundation.

Community foundations are increasingly looking for “impact” investments to help achieve com-
munity or regional goals. Given the demonstrated need for housing in Miami County, as well as
the fact that it has been identified as both a local and regional priority, this is an area that the local
community foundation may be uniquely positioned to assist.
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6. Master leases/lot purchases

One method to mitigate market risk is to presell lots or master lease units in residential projects.
Each project is different, but generally in the case of single-family developments, a builder may
prepurchase or agree to a “take down” schedule of lots. This gives the developer a predictable
revenue stream for lot sales and helps with financing the project. In some communities, the need
for new homes is recognized by major employers and they are guaranteeing a take down sched-
ule of lots for home construction. For mixed-density projects, master leases are a way to pro-
vide a similar source of predictable revenue for the project until a certain lease up of the property
occurs. Private sector partners can be an active ingredient in both the pre-sale of lots as well as
master leases.

7. Federal and State Grant Programs

Federal and state programs including, but not limited to, the Indiana Housing and Community De-
velopment Agency (IHCDA), US Department of Agriculture (Rural Development Program), Housing
and Urban Development (HUD), Community Development Block Grants (CDBG) and USDA Loan
Programs are available to support new residential developments, especially in rural areas.

Using USDA as an example, they offer several programs available to eligible individuals and devel-
opers for rural development. These include:

c. 502 Direct Loan Program

d. Single-Family Housing Guaranteed Loan Program

e. Multi-Family Housing Loan Guarantees

f. Multi-Family Housing Direct Loans
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