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“ T O U G H  D E C I S I O N ”

• The community is facing a tough decision regarding a request for the creation of a tax increment 

financing district. The proposal comes from a developer who wants to transform a vacant 

industrial site into a mixed-use development featuring residential units, retail spaces, and 

recreational amenities.



T H E  P U B L I C  F I N A N C I N G  
O R C H E S T R A

• Tax Abatement

• Grants & Subsidies

• Bond Financing

• Public-Private Partnerships

• Tax Credits

• Special Assessment Districts

• Impact Fees



T A X  
I N C R E M E N T  
F I N A N C I N G

In the orchestra of public 

financing tools, tax increment 

financing plays a distinct role, 

leading the way in directing 

resources, fostering economic 

growth, and creating a 

harmonious symphony of 

community development. 



A B O U T  T I F

Tax Increment Financing (TIF) in Indiana is a financing 

mechanism used by local governments to promote 

economic development and community revitalization.



T I F  V S .  T A X  
A B A T E M E N T

What’s the difference?



K E Y  D I F F E R E N C E S  B E T W E E N  T I F
&  T A X  A B A T E M E N T

Tax Increment Financing (TIF)

• Captures and redirects incremental 

property tax revenue for development 

projects within a designated area.

Tax Abatement

• Provides temporary or permanent 

exemptions or reductions on property 

taxes for specific properties or projects.



E C O N O M I C  I M P A C T S  O F  T I F

• Economic Development

• Can stimulate economic growth by attracting private investment, encouraging 

business development  & creating job opportunities within the designed district

• Neighborhood Revitalization

• Can help transform blighted or underdeveloped areas into vibrant neighborhoods.

• Increased Property Values

• Can lead to an increase in property values within the district. As developments & 

improvements take place, property values can rise, resulting in a broader tax base.



E C O N O M I C  I M P A C T S  O F  T A X  
A B A T E M E N T

• Business attraction

• Can incentivize businesses to invest and establish operations in a particular area

• Targeted Development

• Can be utilized to promote specific types of developments that align with 

community goals, such as renewable energy projects or workforce housing 

initiatives. 

• Competitiveness

• Can enhance the competitiveness of a region by creating a favorable business 

climate.



W H I C H  T O O L  T O  U S E  &  W H E N

Tax Increment Financing (TIF)

• Use when promoting economic 

development, neighborhood 

revitalization or workforce housing.

Tax Abatement

• Use when attracting businesses or 

encouraging specific developments 

that require tax incentives. 



W H I L E  T I F &  T A X  
A B A T E M E N T  C A N  H A V E  
P O S I T I V E  E C O N O M I C  
I M P A C T S ,  C A R E F U L  
C O N S I D E R A T I O N  M U S T  
B E  G I V E N  T O  E N S U R E  
T H A T  B E N E F I T S  
O U T W E I G H  T H E  C O S T S .



R E S I D E N T I A L  
T A X  

I N C R E M E N T  
F I N A N C I N G

• Used specifically for 

residential development 

projects

• Goals:

• Increase housing supply

• Promote affordable 

housing

• Enhance neighborhood 

livability
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H O W  R E S I D E N T I A L  T I F  W O R K S

The Process 

• Establish a TIF district in a designated 

residential area

• Property tax revenue generated within the 

district is divided into the base value and 

incremental value

• Incremental value is redirected to the TIF 

fund for financing residential projects, 

infrastructure, or amenities within the 

district.

The Outcome

Values

Base Incremental



U S I N G  T A X  I N C R E M E N T  
F I N A N C I N G

Opportunities

• Economic development – attract private 

investment, create jobs & stimulate 

business growth

• Neighborhood revitalization – improve 

infrastructure, utilities & quality of life in 

underdeveloped areas

• Housing – Incentivize developers to build 

affordable housing, addressing housing 

shortages

Pitfalls

• Tax burden redistribution – diverted tax 

revenue can shift the burden onto other 

property owners

• Lack of guaranteed affordability – projects 

may not always prioritize affordable 

housing

• Potential misuse – TIF funds must be 

carefully managed to align with long-term 

community goals







M A R K E T  
P O T E N T I A L :  
I N D I A N A ’ S  A C E  
I N  T H E  H O L E

C A S E  S T U D Y :  

N O B L E  C O U N T Y ,  

I N D I A N A

M O N D A Y ,  F E B R U A R Y  1 ,  2 0 X X 21



Target Market Methodology

Market potential

Not market “demand”



2,295 households of all incomes

How many households

have the potential to move

within/to Noble County

each year?



Noble County After Five Years

1,130 to 1,526 new housing units

in Kendallville, Ligonier,

Avilla, Albion, and Rome City.

Up to 9% more households.

New apartments for all ages.

New ownership housing.



Who are they?

Target Market Households

ZIMMERMAN/VOLK ASSOCIATES, INC.



Traditional &

Non-Traditional

Families

43%
ZIMMERMAN/VOLK ASSOCIATES, INC.



Younger Singles & Couples

     33%

ZIMMERMAN/VOLK ASSOCIATES, INC.



Empty Nesters

& Retirees

24%

ZIMMERMAN/VOLK ASSOCIATES, INC.



What should the rents and prices be?

Rent and Price Points

Noble County

ZIMMERMAN/VOLK ASSOCIATES, INC.



What are their housing preferences?

Rentals: 36% 

 Condominiums:    3% 

 Townhouses: 8% 

 Detached Houses: 53% 



Noble County

 Affordable/Workforce Rents and Prices

60% to 80% AMI

Rental apartments $800-$1,500 575-1,200 sf $1.24-$1.39

 Detached Houses $175,000-$230,000 900-1,350 sf $170-$194

UNIT RENT/PRICE UNIT SIZE  BASE RENT/PRICE 

 HOUSING TYPE RANGE RANGE PER SQ. FT.



Noble County

 Market-Rate Rents and Prices

80% to 100% AMI and up

Rental apartments $1,100-$2,100 625-1,450 sf $1.45-$1.76

 Condominiums $210,000-$275,000 900-1,400 sf $196-$233

 Townhouses $265,000-$345,000 1,300-1,850 sf $186-$204

 Detached Houses $325,000-$425,000 1,500-2,100 sf $202-$217

UNIT RENT/PRICE UNIT SIZE  BASE RENT/PRICE 

 HOUSING TYPE RANGE RANGE PER SQ. FT.



WHAT ABOUT 
AFFORDABILITY?

ZIMMERMAN/VOLK ASSOCIATES, INC.



Noble County: 44.4%  

  Regional Draw Area:   26.8%

  Allen County:   11.1%

 Balance of the U.S.: 17.7%

Where does the potential market
for the county live now?



Noble County Overview 2022 

P O P U L A T I O N :  4 8 , 1 5 7

 H O U S E H O L D S :  1 7 , 7 9 5

1  &  2 - P E R S O N  H O U S E H O L D S : 5 8 %

M E D I A N  H O U S E H O L D  I N C O M E : $ 6 4 , 8 0 0

 H O U S I N G  U N I T S :  2 0 , 6 5 0

 O W N E R - O C C U P I E D :  7 8 %

S I N G L E - F A M I L Y  D E T A C H E D :  7 8 %

M E D I A N  H O U S I N G  V A L U E : $ 1 6 6 , 2 0 0



WHERE WILL ALL 
THESE NEW 
UNITS BE BUILT?

ZIMMERMAN/VOLK ASSOCIATES, INC.



Absorption Forecasts

ZIMMERMAN/VOLK ASSOCIATES, INC.

                                                                                     

Annual . . . . . Rentals . . . . . Condominiums Townhouses Single-Family

Potential 20% 25% 20% 25% 20% 25% 10% 15%

Municipality Market Capture Capture Capture Capture Capture Capture Capture Capture

Noble County 1,558 108 to 135 10 to 13 22 to 28 86 to 129

Kendallville 810 69 to 86 7 to 10 18 to 23 46 to 68

{52% of total}

Ligonier 280 24 to 30 3 to 3 n/ a to n/ a 15 to 23

{18% of total}

Avilla 187 n/ a to n/ a n/ a to n/ a n/ a to n/ a 10 to 15

{12% of total}

Albion 171 15 to 19 n/ a to n/ a 4 to 5 9 to 14
{11% of total}

Rome City 109 n/ a to n/ a n/ a to n/ a n/ a to n/ a 6 to 9
{7% of total}

1,558 108 to 135 10 to 13 22 to 28 86 to 129

households dwelling units dwelling units dwelling units dwelling units

SOURCE: Claritas, Inc.;

Zimmerman/ Volk Associates, Inc.



N O B L E  C O U N T Y ’ S  T O U G H  
D E C I S I O N

• Should we wait for the market to come back on its own?



Catalyst 
Site(s)





T H E  H . O . M . E .  
M E T H O D

A  H O M E G R O W N  S U S T A I N A B L E  

H O U S I N G  F I N A N C I N G  T O O L K I T











O P T I M I Z E R  =  L E A D  C A P I T A L  S T A C K E R

Develops tailored strategies 
that right-size housing unit 
production and pricing to 
Market Potential and 
accomplish community goals.

Creates strategic public-
private partnerships to 
accomplish housing 
production goals.

Documents the “but-for” test 
for public investments.

Reduces development 
financing gaps 



R E D U C I N G  F I N A N C I N G  G A P S

• Reduced site acquisition costs (accepting free or reduced-price land and buildings)

• Reduced developer fee

• Championing acquisition of non-traditional financing tools

• Establishing customized employer-driven housing programs

• Impact investments from community foundations

• Creating buyer/renter pipelines





A REGIONAL 
APPROACH
TO HOUSING PRODUCTION



W H A T ’ S  
M Y  R O L E ?

Geographical Territory Integration Strategy

Region Regional Housing Strategy

County County-wide Housing Strategy
Multi-year strategic plan that includes a vision statement, a 
specified mission statement, and milestones for achieving the 
goals & objectives, as well as a method for implementation, 
evaluation & revision

Community Comprehensive Plan / Housing Element
Describes the current and future direction and pace of 
development of the economic, social and environmental 
features of the jurisdiction

Subarea / 
Neighborhood

Development Plan
Sets out a local authority’s policies and proposals for land use 
in their area.  The development plan guides and shapes day-to-
day decisions as to whether or not planning permission should 
be granted



5  T E C H N I Q U E S  
F O R  
I M P L E M E N T I N G  
A  R E G I O N A L  
H O U S I N G  
S T R A T E G Y

1. Funding for regional plan implementation

2. Collaboration with implementation partners

3. Consistency reviews

4. Technical Assistance

5. Performance monitoring



A SNAPSHOT OF 
THE NORTHEAST 
INDIANA REGION’S 
HOUSING 
ANALYSIS

A P P R OX I M AT E LY 2 0 , 8 9 0  H O U S E H O L D S  

A R E  LO O K I N G  F O R  N E W  &  E X I ST I N G  

R E N TA L &  F O R - S A L E  H O U S I N G  U N I T S  I N  

T H E  R E G I O N  E A C H  Y E A R



ZIMMERMAN/VOLK ASSOCIATES, INC.

Northeast Indiana Net Migration 2015

Steuben: -

20

DeKalb: -60

Allen: +100

Huntington: -100

Adams: -85

Wabash: -70

Kosciusko: -140

Noble: -60

LaGrange: -30

Whitley: -60

Wells: -20



ZIMMERMAN/VOLK ASSOCIATES, INC.

Northeast Indiana Median Household Incomes

Steuben: $50,400

DeKalb: $50,400

Allen: $51,200

Huntington: $47,000

Adams: $47,600

Wabash: $47,500

Kosciusko: $54,000

Noble: $49,700

LaGrange: $54,000

Whitley: $54,800

Wells: $51,600



ZIMMERMAN/VOLK ASSOCIATES, INC.

Northeast Indiana Median Housing Values

Steuben: $130,000

DeKalb: $113,800

Allen: $121,300

Huntington: $99,700

Adams: $114,600

Wabash: $96,200

Kosciusko: $142,400

Noble: $111,200

LaGrange: $170,600

Whitley: $129,800

Wells: $118,800



Annual Capture of Market Potential

2,437 to 3,179 Units Per Year
Over the Next Five Years

Rental Apartments:  1,755 to 2,195 units

 For-Sale Townhouses: 153 to 191 units

 For-Sale Houses: 529 to 793 units



T R A D I T I O N A L  
& N O N -
T R A D I T I O N A L  
F A M I L I E S :
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Y O U N G E R  
S I N G L E S

&  
C O U P L E S :

3 1 %
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E M P T Y  
N E S T E R S  
&  
R E T I R E E S
:  2 4 %  
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ZIMMERMAN/VOLK ASSOCIATES, INC.



ZIMMERMAN/VOLK ASSOCIATES, INC.



N E  I N D I A N A  H O U S I N G  M A R K E T  
P O T E N T I A L  O P T I M I Z E R

• 501c3

• Indiana-certified community housing development organization

• 800+ housing units in various stages of development

• $5+million in READI



A C T I V E  H O U S I N G  S T R A T E G I E S  
U N D E R W A Y

Adams

Dekalb

Huntington

Kosciusko

LaGrange

Noble

Steuben

Wabash (City)



8 0 0 +  H O U S I N G  U N I T S  I N  V A R I O U S  
S T A G E S  O F  D E V E L O P M E N T

Berne

Decatur

Huntington (3)

Noble (2)

Town of Topeka 

Wabash (City)



R E G I O N A L  E C O N O M I C  I M P A C T

Potential to attract 3,992 out-of-region households means the region stands to generate:

• 1,714 New Jobs to support the spending needs of the new households

• $88,445,597 in new wages for these 1,714 Jobs

• Adding value of $162,349,317 to the local economy, in generated wages and taxes 

on goods and service produced to meet the needs of these new residents

• Derived from $286,577,825 worth of additional OUTPUT of goods and services to 

meet the needs of the new residents

65



C A S E  S T U D I E S  
&  E X A M P L E S

H E A T H E R  P R E S L E Y - C O W E N ,  

W W W . C A P I T A L S T A C K E R . C O M





L E G A C Y  H E I G H T S  
C A P I T A L  S T A C K
$ 1 5 , 0 0 0 , 0 0 0

• READI - $2,500,000

• Public - $750,000

• Private - $11,750,000 

• Estimated Residential TIF Revenue - $2,000,000

• Estimated Average Development Cost/Lot - $74,000

• Estimated Average Sale Price/Lot – $34,900

• Net Lot Revenue – ($39,100) or ($1,720,400)



T O W N  O F  
L A G R A N G E  
C A T A LY S T  
P R O J E C T

Catalyst Project site at NE corner of intersection of US 9 & US 20

✓ Project Steering Committee created

✓ Town has committed Pre-Development funds

✓ Options executed with 3 of 5 property owners

✓ Environmental work completed

✓ Site concept being finalized

• Capital stack being completed





Estimated Gap = $7 million+

T O W N  O F  L A G R A N G E  C A P I T A L  S T A C K
$ 2 1 , 5 0 0 , 0 0 0

Sources

• HUD Loan - $2,800,000

• IHCDA RLF - $500,000

• AHP - $600,000

• TC Equity - $5,500,000

• Commercial TIF - $2,800,000

• HOME CHDO - $1,500,000

Uses
• Pre-Development - $50,000

• Acquisition – $450,000

• Construction & Carrying - $18,500,000

• Bond-Related Costs - $270,000

• Fees – 11.5%



R E N T A L  U N D E R W R I T I N G  
D I L E M M A

County

• Adams

• Huntington

• LaGrange

• Noble

Current Rents

• $510 - $1,349

• $675 - $1,950

• $408 - $1,099

• $800 - $1,000

Optimum Rents

• $1,500 - $3,000 & up

• $1,000 - $3,000 & up

• $750 - $2,000 & Up

• $1,100-$2,100 & Up



T H E  P U B L I C - P R I V A T E  F I N A N C I N G  
O R C H E S T R A

Public Sources

• Tax Abatement

• Grants & Subsidies

• Bond Financing (including 501c3 bonds)

• Public-Private Partnerships

• Tax Credits

• Special Assessment Districts

• Impact Fees

Private Sources

• Master Leases

• Corporate Guarantees

• Loan Loss Reserve Funds

• Employer-Assisted Housing Programs



C O L L A B O R AT I O N  &  
C O M M U N I T Y  

E N G A G E M E N T

P U T T I N G  I T  A L L  T O G E T H E R















T H E  W A Y  T O  G E T  S T A R T E D  I S  T O  
Q U I T  T A L K I N G  A N D  B E G I N  D O I N G .

Walt Disney



Q U E S T I O N S ?

T H A N K  Y O U  F O R  Y O U R  

T I M E !
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