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Introduction
In this report, Market Valuation and Action Plan, The Kinnett Consulting Group (TKCG)
has prepared a Strength and Weaknesses, Opportunities and Threats Analysis, a
workforce development and labor analysis and a site analysis. These were designed to
assess St. Leon, Indiana, from a corporate site selector’s perspective. TKCG is a site
selection/economic development provider with affiliates in New Mexico and Texas.
To prepare this analysis TKCG has compiled information from its own databases,
research from outside sources and detailed interviews with business and industry in the
St. Leon area. Those interviews were carefully selected to draw a composite of the
industry and business that most truly represents the St. Leon area's makeup.
TKCG has over 35 years experience in economic development and site selection and we
have been consulting with a significant number of communities over the last ten years.
We started evaluating communities in 1995 and have been using the Paragon/Fantus/site
selection format. The team has used this format in multiple communities from Maine to
Florida to California, in almost all 48 contiguous states. This format is a very commonly
used approach.
The approach of evaluating communities based upon interviews is also one commonly
used by the top site selection professionals. Projects are won and lost based on the
opinions of existing companies and leaders in a given community. Therefore, when we
rate a factor a strength or a weakness, it is based on fieldwork, data, and on some
subjectivity. This is exactly how a site selection process takes place. Projects are
frequently won and lost based on a site selection team’s discretion in protection of their
clients.
As part of our work in determining the competitiveness of a St. Leon location, we
likewise conducted a number of employer interviews, combined with other agencies, as
part of a labor analysis. The analysis generally assesses St. Leon’s assets and liabilities
versus key economic development criteria, including key criteria for select target
industry. Economic development criteria include:
Business Climate
Workforce/Education
Infrastructure
Quality of Life
Economic Development & Marketing
In this assessment TKCG also identifies critical issues, threats and opportunities based
upon the interviews in the community and observations from select business leaders and
others in St. Leon.
Finally, we will make recommendations as to specific actions that St. Leon should
undertake. The recommendations shall serve as a platform for future economic
development programming and directions for St. Leon, Indiana.
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Site Selection Process
TKCG has worked with many different types of companies on relocation-related projects.
From this experience we have identified the most important site location cost and
condition criteria for different types of projects. It is important to review this
information, in order to better understand why select factors are critical to the success of
new locations and expansions. It will also help the reader to better understand St. Leon’s
potential for selected target industries.
A full SWOT cannot be completed without a labor analysis. Some consultants will not go
to the extent of interviews in the community and do not present an adequate description
of the labor force without talking to the people on the ground. TKCG has interviewed
people involved in hiring and maintaining a labor force. Therefore the SWOT can give
the community a good representation as to labor availability, labor characteristics, and the
higher and secondary education system. The SWOT does not include a full resident
analysis, workforce delivery system analysis or complete report on the schools and
quality of life in the community. The SWOT does include what a site selection team will
report on to their client after spending a few days in the county.
We will now break down the select factors for three different areas of industry as an
example to illustrate the differences in corporate site selection in the areas of:
Manufacturing
Administrative/Back Office
Distribution, Warehousing, Logistics
Understanding the Importance of Select Factors in Corporate Site Selection
Manufacturing
Site selection studies suggest that, in general, labor will represent the largest single
annual cost item for a typical manufacturing project. Fringe benefit costs (consisting of
medical, disability, life insurance, unemployment insurance, and workers compensation
insurance) will also be significant cost factors (often second or third). Market access is
also critical and will determine freight cost variables.
The following represent annual operating costs for two manufacturing projects, one is
food processing and the other is electronics. These are only inserted into this SWOT to
help educate the reader on the importance of the key location criteria factors.
Understanding the makeup of the key location criteria factors will later assist with the
target marketing identification process for St. Leon.
Labor is the largest annual cost component in an electronics manufacturing project.
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A food processing plant will have a much larger freight cost component.

The most critical location factors, by priority, for a typical manufacturing project:
1. Market Access (Freight Costs)
2. Labor Skills and Quality
3. Labor Costs and Fringe Benefits
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4. Unionization Trends
5. Available Buildings
6. Utility Costs and Local Services
7. Business Climate/Taxation
Administrative/Back office
Labor costs and conditions are even more important for an administrative back-office
function. In the sample below, wages and fringe benefits represent 90% of annual
operating costs. Back offices not only include call centers but also administrative centers
that may be regional in nature. Information technology and accounting as well as
accounts payable and receivable offices fall into this category of industry.

The most critical location factors, by priority, for a typical back-office project are:
1. Clerical Labor Costs
2. Clerical labor quality, availability
3. Turnover
4. Absenteeism
5. Occupancy costs (Class B buildings) 1
6. Training programs
7. Available buildings
8. Ability to recruit management labor (relocation & quality of life issues)
9. Proximity to commercial air service (especially for check processing centers)
Class B: which were the “A’s” of yesterday; now prone to some obsolescence but
still utilitarian; i.e., older, slower elevators; large columns; older HVAC systems;
smaller floor-plates; etc. (reference: SIOR) ( K Mart buildings fit this category)
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Warehouse/Distribution/Logistics

Annual Operating Costs:
Warehouse/Distribution Plant
6%
10%

49%

freight costs
labor
amortized building
taxes

35%

The most critical location factors, by priority, for a typical warehouse/distribution project
are: Labor cost, quality & availability
1. Freight costs/market access
2. Service delivery time (access to market) 1
3. Interstate highway access (four directions considered most desirable)
4. Available buildings (minimum 80,000 to 120,000 sq. ft; 20-24 foot ceilings
1

7

Especially seasonal workers for seasonal products which fluctuate in quantities.

St. Leon Labor Analysis
This portion of the Market Valuation addresses labor and the perspectives of those
existing businesses within the community. The Consultant conducted interviews with a
number of firms and compiled their responses in chart form. The following represent the
responses from the existing businesses/industries interviewed between December, 2010
through February 2011.

St. Leon Labor Characteristics
8.73

Accuracy

8.45
9.09

Labor Productivity
Alcohol/Drugs
Communication

8.45
8.81

Basic Skills

8.64

Trainability

8.36
8.81
9

Attitudes
Absenteeism
Turnover
0

2

4

6

8

10

Index: 1=Very Poor; 5=Avg.; 10=Excellent

Source: TKCG Survey Data

St. Leon Labor Characteristics vs. Southeastern
New Mexico
Accuracy
Labor Productivity
Alcohol/Drugs
Communication
Basic Skills
Trainability
Attitudes
Absenteeism
Turnover

9.2
8.73
8.9
8.45

6.9

9.09

6.1

8.45
7.8

SE NM
St. Leon

8.64

7.5
8.1

0

2

4

6

8

Index: 1=Very Poor; 5=Avg.; 10=Excellent

Source: TKCG Survey Data
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8.81
8.3

8.36
8.81
8.7
9
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In conducting the labor analysis an average wage within the community was in the range
of $15-17.50 per hour with an average fringe package of about 20%. Most of the jobs
identified were in the service sector with a high degree of skills and very low turnover.
St. Leon Quality of Life Analysis

St. Leon Quality of Life
8.36
8.45
8.45
8.18

Elementary Schools
Secondary Schools
Medical Services
Housing
Day Care
Roads
Recreation
Cultural Facilities

6
7.9
8.09
3.9
0
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4

6

8

10

Index: 1=Very Poor; 5=Avg.; 10=Excellent

Source: TKCG Survey Data

St. Leon Quality of Life vs. Southeastern New
Mexico
8.25
8.4
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Medical Services
Housing
Day Care
Roads
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Cultural Facilities

6.1

8.45

3.5

8.18
5.4

6
6.9

SE NM
St. Leon

7.9
7.9
8.09

6.3
3.9

0

2
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8

10

Index: 1=Very Poor; 5=Avg.; 10=Excellent

Source: TKCG Survey Data

St. Leon Demographic Profile
It is also important to consider some general demographics when determining the
direction a community should take in their long term development activities. For the
purposes of this report we are looking at a combination of information including
economic, population, social and housing demographic data to provide a base line for the
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community. We used information found in the 2009 American Community Survey
database for most of this information due to the current scarcity of 2010 Census data.

Female Population by Age Dearborn County
85 +
75-79
65-69
55-59
45-49
Female

35-39
25-29
15-19
5-9
Total
0

2,000

4,000

6,000 8,000 10,000

Source: American Community Survey – 2009 data

Male Population by Age - Dearborn
County
85 +
75-79
65-69
55-59
45-49
Male

35-39
25-29
15-19
5-9
Total
0

2,000

4,000

6,000

8,000

10,000

Source: American Community Survey – 2009 data
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What can be gleaned from the above data is that St. Leon is experiencing much the same
dilemma that other communities are facing, which is the out migration of young working
age population between the primary working ages of 18 – 40. The primary rationale for
this, is the lack of permanent full time jobs located in or near St. Leon, Indiana. As the
residents graduate from high school they have few options, go on to school elsewhere or
go look for employment closer in to the major metropolitan areas such as Cincinnati or
Indianapolis. The only methodology to alter this trend is to create jobs within or near to
the community to provide jobs to those youth that want to return to St. Leon for work and
to raise a family.

St. Leon Population by Education Level
Graduate or professional
degree
Bachelor's degree
Associate's degree
U.S.
Indiana
St. Leon

Some college, no degree
High school graduate (includes
equivalency)
9th to 12th grade, no diploma
Less than 9th grade
0% 10% 20% 30% 40% 50%

Source: American Community Survey – 2009 data
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St. Leon Employment by Industry

Agriculture, forestry, fishing
and hunting, and mining
Construction

Manufacturing

Wholesale trade

0%
3%

3%

7%

Retail trade

14%

21%

15%

Transportation and
warehousing, and utilities
Information

0%
16%

15%
3%

3%

Finance and insurance, and
real estate and rental and
leasing
Professional, scientific, and
management, and
administrative and waste
management services
Educational services, and
health care and social
assistance

0%

Arts, entertainment, and
recreation, and
accommodation and food
services
Other services, except public
administration

Source: American Community Survey – 2009 data
St. Leon Commuting to Work
8%0%6%

86%

Car, truck, or van -drove alone
Car, truck, or van -carpooled
Public transportation
(excluding taxicab)
Walked
Other means
Worked at home

Source: American Community Survey – 2009 data
The following maps depict job location and commuting patterns that serve St. Leon.
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Workers Living in St. Leon and Working There

Source : LEHD on the Map - 2011

Jobs by Distance - Home to Work

Source : LEHD on the Map - 2011

Jobs Commuted Daily by Metro Area

Source : LEHD on the Map - 2011
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Labor Force in Thirty Mile Radius of St. Leon, Indiana

Source : LEHD on the Map – 2011

St. Leon Population by Income and Benefits in
2009 Dollars
$200,000 plus
$150 - $199,999
$100 - $149,999
$75 - $99,999
U.S.
Indiana
St. Leon

$50 - $74,999
$35 - $49,999
$25 - $34,999
$15 - $24,999
$10 - $14,999
Less than $10,000
0.00%

5.00%

10.00%

15.00%

20.00%

Source: American Community Survey – 2009 Household Data
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25.00%

St. Leon Housing by Value
$1,000,000 or more
$500,000 to $999,999
$300,000 to $499,999
U.S.
Indiana
St. Leon

$200,000 to $299,999
$150,000 to $199,999
$100,000 to $149,999
$50,000 to $99,999
Less than $50,000
0.00% 10.00 20.00 30.00 40.00
%
%
%
%

Source: American Community Survey – 2009 data
St. Leon Housing Characteristic

37%
Owner Occupied
Renter Occupied
63%

Source: American Community Survey – 2009 data
What the above data represents is that St. Leon presently, is for the most part a very
stable community. However, if some of the trends concerning out migration of both
youth and the general workforce are not reversed an even greater threat may evolve
concerning the ability of the community to maintain itself with a declining tax base.
SWOT Analysis – (Strengths-Weaknesses-Opportunities-Threats)
One of the first tasks to undertake in determining the direction the Town of St Leon
should follow in engaging an Economic Development strategy was to conduct a
comprehensive SWOT Analysis. The process used was to interview community
stakeholders and local businesses to determine both the current status of the community
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as well as future needs and direction of the community. From these interviews five
categories were considered as critical to the development of St. Leon. They are:
Community – St. Leon
Utilities
Workforce/Education
Sites
Quality of Life

Strengths

Weaknesses

Close Knit Community
People
Small Town Attitudes
Labor Force
Room for Growth
Potential Partnerships
Access to I-74/In. Route 1

Keep it “like it is” mentality
Limited Resources Leadership
Small “p” Politics
Past property Pricing
No Growth Attitude

Community – St. Leon
Opportunities

Threats

Regional Center of Growth
Open Canvas for Development
Opportunity for Development Partners

Lack of Brand or Image
Recessionary Influences
Lack of Match Funding
Cuts in Federal Funding

The community is poised for growth due to its location and the quality of the people that
live there. St. Leon’s access to good roadways and a sound labor force along with
significant land for future growth puts them in an enviable position in both Dearborn
County as well as southeastern Indiana.
However, the community leaders must also keep in mind that there is a thinking in the
general community that the residents want to keep it like it is. Leadership must find a
way to bring this thinking in line with a smart growth community, one that is both
progressive, but not growth for growths sake. This can be done, but it will take
dedication to being open to suggestions and new ideas while protecting what made the
community great in the first place, its people. Slow but steady growth should be the
overall goal for the community; i.e. managed growth. A potential process that could be
used by St. Leon to improve and further educate the community about the Economic
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Development process is to have annual updates for the community as a whole and discuss
both progress and new and continuing problems that affect the growth process. Provide
for input from the citizens to identify solutions for the problem areas as well as
identification of new potential development ideas. This could act as an update to this
current plan and give the community a base from which new priorities can be obtained
for the community to accomplish. Another idea to consider is to create a committee of
youth to help and have input into the direction that the community should consider. They
are the future workforce and having input would give them a sense of both involvement
and ownership of the community and the process.

Strengths

Weaknesses

Fiber Last mile Hook Up
Available Gas & Electricity
Excellent Road/Highway Access
Water & Sewer Companies in Place

Water Co. Pay as you go Process
Needed upgrade for Water & Sewer
Extension of Gas to Industrial/Business
Properties

Utilities
Opportunities

Threats

Assistance to complete upgrades
Regional and Partner Marketing
Potential for Enhanced Services

Threat in Federal Funding Cuts
Push Back by Rate Payers for Growth
Costs
Extended Recession

The community has a number of positives that make it unique among Southeast Indiana
Communities. Three private utilities that are both aggressive and have strong
infrastructure in place and are poised for growth; Duke Energy, Ohio Valley Gas and
Enhanced Telecommunications Corporation and are willing to assist the St. Leon area.
The fact that the last mile of fiber is in place throughout the community is a very strong
point, which will allow the community to market itself as a highly connected community.
This could relate to the potential of technology based jobs targeted by the community for
location.
However, there still are some utility needs in the St. Leon area. While both water and
sewer are in place and adequate for the current needs, there will be a need to upgrade
both services at the two identified locations to meet business and industry requirements.
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By working with both entities and by identifying potential resources these upgrades will
be able to be addressed. An initial program explaining the need for advanced building as
well as the impact will need to be accomplished so as to allow for the understanding of
the need for upgrading the various systems. It is understood that in the past many utilities
have expanded on a pay as you go basis, relying on the investing party to pick up the tab
on extensions. In this highly competitive environment for the location of both new jobs
and investment, those communities with the infrastructure in place and sized
appropriately will be the ultimate winners a majority of the time. One of the critical
issues is that of both timing and money. Both can create problems within the Economic
Development process. There are potential solutions to the money side of the equation.
These include the creation of a Tax Increment Finance District, which allows for the
taxes raised in the district to pay for infrastructure improvements, a second is the use of
infrastructure funds from two sources from the federal government the Economic
Development Administration and the USDA Rural Development Division. Both require
an application and some match to be provided as well as potential payback on funds used
for the creation of an industrial/business park. Another source for upgrade funds is the
State of Indiana from two potential sources including the Indiana Economic Development
Corporation and the Office of Community and Rural Affairs. Both have some grant
monies available for specific investment projects. If any of the above are used then the
impact on individual rate payers should be minimized and address the issue of prebuilding the improvements.

Strengths

Weaknesses

Highly Thought of Labor
Workforce Commutes both Locally and
Regionally
Virtually no Turnover/Absenteeism
Rural Based Workforce
Highly Productive

Education on Academic Probation
Education has virtually no involvement
with Community
No interaction between Higher ED and
Employers
Limited Number of Community Based
Workers

Workforce / Education
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Opportunities

Threats

Open discussion on Employers needs for
Training and Personnel
Recruitment of Expanded Workforce
Better linkages with Education and
Training Providers

Continued Problems with Education
Lack of understanding in the needs of the
Changing Workforce
Not defining success appropriately

The current workforce is very highly thought of. The fact of high productivity and
minimal turnover will relate positively with future employers as will the very low
absenteeism found in then area. There are some problems with both the labor and
education found in the area, they include a limited number of locally based workers, the
school system being on Academic Probation (rightly deserved or not) and the lack of
dialogue with area businesses on the basic education needs of the area.
To address these problem areas, the community should attempt to open a dialogue with
the school system to determine ways that both can work together in identifying and
addressing the issues that allow for a comprehensive approach to a sound economic
development process. These issues include graduation rates, co-use of facilities,
volunteerism, curricula enhancement and any other ways that could enhance the activities
of each entity. Additionally, the community should begin a dialogue with Ivy Tech to
establish closer ties to the businesses located in the St. Leon area. Another area of
concern is the recruitment of people to fill the jobs that if located in St. Leon would be
needed. Thought now should be given on how and what needs to take place to recruit
people to both live and work in the St. Leon area.

Strengths

Weaknesses

Very Good Proximity to Major
Highways/Interstates
Lobenstein Site Highly visible from
Interstate
Stenger Site is Easily Accessible
Both Sites have High Potential for
Development
Willing Sellers
Last Mile of Fiber Connection

Lobenstein site land-locked with Limited
Access
Both Sites in need of water system
upgrades
Stenger site needs Sewer & Gas upgrade
Potential costs for both in land and
development

Sites
Opportunities

Threats

Creating Opportunities for emerging
Business/Industry
Being prepared for Growth
Enhanced Partnerships for
Land/Infrastructure Growth
Leadership Potential for growth in
Dearborn and Franklin Co.

Refusal to build and upgrade
infrastructure for future Growth
Anti-Growth Mentality
Aversion to Risk concerning growth

There are two primary sites under consideration for the purposes of this analysis. Both
have significant strengths and both have some weaknesses. The strengths for both are
their proximity to major transportation routes and high visibility, willing sellers and high
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development potential. The fact that they both have within easy access the last mile of
fiber connection is a definite asset for both sites in terms of development.
Both sites also have some issues that must be addressed prior to them being developed or
marketed. One site is virtually land locked from an efficient development perspective. A
potential access point from Indiana Route 1 should be identified and constructed. Both
sites are also in need of water system upgrades to handle the industrial and business
needs of fire protection (sprinkler systems) and potential regular daily use. The site out
Route 1 need water and sewer upgrades as well as gas upgrade to be able to serve
potential industrial users that may locate on the property. Both sites will also need some
general improvements on site to make both highly developable. There are sources to
achieve these upgrades but local decisions must be made and committed to make both
sites attractive for development.

Strengths

Weaknesses

Small Town Atmosphere
Outdoor Recreation
Forward Looking Community Leaders
Strong Connectivity
Strong Volunteerism

Nothing to keep youth from leaving
Education on Academic Probation
No youth recreation facilities
No Cultural Facilities
No Restaurants
No Medical Facilities
Limited Retail
Limited inventory of Housing
Consistent tax levies for maintenance

Quality of Life
Opportunities

Threats

Potential for Enlarging Econ. Pie
Bring Youth into Process
Expansion of Volunteerism
Enhance Community Giving
Establishment of a Community
Foundation
Establish Linkage with Education System

Potential for Power Struggles
Status Quo Attitude
Lack of Community Identity

Again, St. Leon’s access is critical to its Quality of Life. It is rural based and has
available numerous outside activities nearby to take advantage of throughout the year.
The citizens have a strong community linkage and volunteerism is quite strong. The fact
that they are highly connected (fiber) also lends itself to a good quality of life allowing
for interaction with the world. The community is also benefited by having forward
thinking leaders that have a vision of the future and how it can be leveraged for all of the
citizens.
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Even in light of all of the positives, St. Leon has issues that need to be addressed. There
is no image or community identity that relates itself to the Town of St. Leon. Thought
should go into what type of image the Town would like to have or be thought of by the
rest of Dearborn County as well as the State of Indiana and the region. Currently there is
little in the community to keep their youth in the area following their high school years.
There are also limited activities for younger youth and families to take advantage of in
the way of local parks if they are not part of the school system. There is also a need for
basic services in the community to further strengthen it including additional retail,
restaurants, medical clinics and affordable housing stock for new entrants to the
community. All of these can be addressed with additional resources and good future
planning by the Town and its citizens. The town may want to consider the establishment
of a formalized volunteerism component that would both foster the concept of
volunteerism as well as provide a program for assisting both the community and the
residents when there are issues of need.
Target Industry Analysis
Selecting target industries and businesses for St. Leon is a multi-step process. In Phase1,
the SWOT, we identified the area’s strengths and weaknesses as a location for business
growth. From this, we utilize a “site selection” process that attempts to answer the
following four questions:
1. Are there local assets that give specific industries a competitive edge? What
clusters currently exist locally, and are they growing? Immediate and obvious
candidates for targets are those that are experiencing growth within the
community or surrounding communities. Industries that have a large presence but
lack growth suggest that the county is losing its competitiveness in this industry.
While the industry may be a candidate to target for a retention effort, a long-term
decline calls for a close look at transitional opportunities into new industries that
create jobs (e.g. textile workers transitioning into food processing).
2. Are existing or emerging local clusters growing nationally or undergoing
geographic dislocation? For those local clusters that have potential, are they
growing nationally as well? While some industries are experiencing high growth
rates, most U.S. industries are modest or stagnant in their growth. However, the
dislocation of industries from one part of the country to another has been a
longstanding opportunity for recruitment. Many industries undergo restructuring
in order to be more competitive or simply suffer a high rate of startup and failure.
3. Communities are as unique as people. Each one has strengths that companies
can leverage to create competitive advantages. These strengths can include such
things as workforce skills, tax structure, infrastructure, and market proximity.
Likewise, many companies have specific infrastructure and workforce minimum
requirements, and understanding whether the region can meet those requirements
is crucial. For example, if the region lacks water and wastewater capacity or has
overly stringent environmental regulations, then the community could be ruled
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out for food processing and semiconductor manufacturing. Understanding the
needs of target companies is essential to recruiting them.
4. Does the industry match community goals? The most important criterion is
often whether or not the industry matches the stated goals of the community.
Some communities may want to avoid manufacturing businesses or businesses
that don’t pay high enough wages. Sometimes lack of available land requires a
more precise list of targets. Communities wanting to maintain a small-town
appeal, for example, may target homegrown “soft” industries. Others wanting to
transition into a more urban, metropolitan setting may focus more on larger office
users.
“Site selection” is a broad term that describes a company’s process of selecting a city for
a new office or the relocation of existing divisions. This process involves executives
from several divisions within the company (such as Executive, Human Resources,
Facilities Planning, and sometimes Marketing) and often involves a consultant or real
estate broker. Site selection is not a scientific process, but does involve a system of
measurements and calculations, many of which are subjective to the company.
Traditionally, the growth of economies has been described in terms of a region’s “basic”
or “primary” industries. These industries typically export their goods or services outside
the region, thereby supporting local industries such as retail, housing construction, and
personal services through its payroll and local purchases. Primary industries reflect an
injection of outside money into the community and have a high economic impact;
according to various economic impact analyses, a typical primary business may create
two additional jobs in the local economy for every one job at its facility. For this reason,
communities across the country compete to recruit or retain these high-impact, primary
businesses.
Manufacturing is a good example of a primary industry, as most customers would be
found throughout the U.S. or even internationally. With the manufacturing industry in
decline and the increasingly global nature of business today, many more industries are
increasingly “primary” in their make-up: distribution centers may serve a multi-state
region; back office operations can serve a company’s global network of employees; and
custom software companies can build Internet applications that serve businesses
anywhere in the world. Federal installations such as army bases or federal research labs
are clear examples of how government can be classified as a primary industry. High
wage jobs are usually found at national or global companies that are enjoying growth.
While businesses are more global in nature today, rapid gains in technology,
telecommunications, and markets continue to alter the location requirements of many
companies. Often the speed of business drives corporate location decisions. Research
conducted by the Industrial Asset Management Council suggests that the competition for
top talent is now viewed to be the most important component of a successful company.
Today’s business environment requires that businesses continue to upgrade their
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technological capabilities while expanding the skills of the available workforce.
Innovation and change are now basic requirements for success.
Companies (and site selection consultants) select locations/expansions with the best
business climates.
This may mean, for example,
•

a good labor climate,

•

good market proximity,

•

good transportation,

•

the availability of incentives,

•

and all positive business conditions.

This will result in clustering; a concentration of like companies due to favorable business
conditions.
•

Clustering is a “green light” for other similar companies to take a look. But they
will only locate if the good business conditions remain.

•

For example, they may find the labor market for select skills depleted due to too
much location/expansion activity.

•

This is why we conduct careful fieldwork interviews with local companies for our
site location clients, in order to help them to thoroughly understand the local
business conditions.

•

This methodology is also sound for economic development targeting. It will assist
you in understanding location patterns and to identify the most active, fastest
growing company types.

As indicated previously, targets are subject to “fit” within a community. Upon review of
the workforce and existing employers, a concentrated effort was made to identify those
industries that utilized the existing foundation while drawing upon new technologies and
expanding industries nationally and internationally. It is with those parameters in place
that the following targets are offered:
Service Industry
Back Office Operations
Data Centers
Regional Offices
Manufacturing/Processing
Plastics
Warehouse Distribution
Bio-Fuels
23

Medical Facilities
Research Centers

Food Processing
Fulfillment Centers
Wood Products

The above cited targets take advantage of the infrastructure, sites, workforce, and
educational foundation available within and around St. Leon. Utilizing linkages with
University of Cincinnati, Ivy Tech, Indiana University and Purdue University,
tremendous opportunities exist within the Research and Development, and Environmental
Services/Engineering sectors, Computer Science/Informatics and other technology based
industry and business. In addition, there are many components within the traditional
industrial base of the Greater Cincinnati area that provide transferable skills to the above
targets.
Secondary Market Targets
Retail
Hotel/Motel
Grocery Store

Medical Offices
Restaurants
General Offices

The secondary targets are logical based on the location of St. Leon and its access via I-74
and Indiana Route 1. Some of these will be difficult to locate at first due to the basic
requirements established by various Franchises as to density of population, income
thresholds and traffic patterns. However as the community grows these obstacles will be
minimized.
Following is a description of critical issues the determine locations in the various
business and related industry. These criteria and critical issues have been derived from
years of study and numbers of projects, and are proprietary in nature.
Warehouse/Distribution
•

Access to market/transportation/freight costs

•

Access to inter-modal freight terminals and ports growing in importance

•

Labor costs/availability

•

key positions: material handlers, forklift drivers; truck drivers

•

Electric power (costs/reliability)

•

Access to Interstate highways (within 10 miles2 of interchange)

•

Large sites (50 to 250 acres) or large buildings (40,000 square foot plus)

•

Rail service for select operations

•

Incentives

•

Infrastructure

•

Training

•

Good labor/management relations

2
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This mileage requirement has gone down from 20 miles due to increased fuel costs.

Plastics Industry
Plastics Industry

8%

5%

5%

5%

60%

17%

Labor

Finge Benefits

Amortized Building

Electric Power

Property Taxes

Corporate Taxes



Labor availability



Fringe benefits



Property Taxes



Electric Power



Corporate Taxes



Building Costs

Back Office/Call Centers/IT
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•

Labor availability

•

key positions: customer service representatives (CSR), help desk reps,
telemarketers, industry experts

•

Labor quality (turnover, absenteeism, etc.)

•

Labor costs

•

Telecommunications

•

Education/Training (and incentives)

•

Existing leased Class A/B buildings with ample parking and/or improved
commercial sites

•

IT tech support

•

Commercial air service

•

Good access to corporate headquarters/related

•

Corporate income tax

•

Electric power (reliability & cost)

Labor Costs are Closely Tied to Back Office Locations
5%

4%

1%
0%

18%

72%

Labor
Property Taxes

Fringe Benefits
Corporate Taxes

Amortized Building
Electric Power

Food Processing and Related
•

Available labor skills

•

key positions: machine operators (cutting, blending & PLC3); food technicians,
maintenance mechanics and warehouse workers)

•

Labor costs

•

Access to markets & raw materials/transportation costs

•

Good water and sanitary sewer capacities

•

Electric power costs/reliability

•

Fully improved industrial sites/specialized buildings (may require rail service)

•

Incentives

•

Equipment tax exemptions (large capital investment)

•

Infrastructure

•

Training

•

Good highway access

•

Good labor/management relations.

3
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PLC – Programmable Logic Control

Freight Costs are Critical in Determining Food Processing
Locations

11%

4%

3%

1%

43%

38%
Wages
Electric Power
Ethanol/Biomass Criteria

Freight
Amortized Building

•

Local grain supply and basis (grain represents 65%-70% of total operating exp.)

•

Highway access

•

Rail access to isolated industrial site (70 acre minimum)

•

Utility infrastructure (natural gas pipeline, electricity, water)

•

Labor costs and availability

•

Rural, remote, lower wage areas.

Chemicals and Pharmaceuticals Criteria
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Fringe Benefits
Taxes

•

Skilled/technical workers

•

60% skilled operators

•

25% professional/technical

•

Labor costs

•

Class A business park

•

Electric power costs/reliability

•

Highway access

•

Incentives

•

Equipment tax exemptions (large capital investment)

•

R&D tax credits (moderate R&D investment)

•

Training

Electronics (Including Assembly)
•

Labor skill availability and quality (key positions: assemblers, electronic
technicians, testers, maintenance mechanics)

•

Labor costs

•

Education/training with incentives

•

Electric power

•

Supplier network

•

Proximity to markets/good highway access

•

Fully improved industrial parks

•

Building costs

•

Corporate taxes

Annual Operating Costs Breakdown of an Electronics
Plant Without Material Costs and Freight
6%

4%

5%

16%

61%

8%
Wages
Fringe Benefits
Local Taxes and Fees

Amortized Building
State and Federal Taxes
Electric Power

Back Office/Help Desk Operations
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•

Great clerical/customer service labor availability.

•

Excellent labor quality with low absenteeism and turnover rates.

•

Customer service wages are lower than source cities and most competitor cities.

•

Telecommunication is improving in San Juan County.

•

Excellent training availability through cooperation with college and state
incentive programs.

•

New industrial/business park being developed; could build to suit if no Class B or
C buildings available.

Back Office/Fulfillment Center Benchmarking (Example)
Importance
Weight

San Juan
County

Total
Score

Labor availability

10

10

100

Labor quality

10

9

90

Wages

9

9

81

Telecommunications 7

6

42

Education/Training

7

9

63

Class B Office
Availability

6

7

42

Class B Office Costs 5

7

35

IT Tech Support

6

8

48

Incentives

7

9

63

Commercial Air
Service

3

3

9

Corporate Income Tax 5

9

45

Back Office/Call
Centers

618
Site Analysis
The two sites under consideration for this analysis are the Lobenstein property and the
Stenger Farm. Both properties are available with willing sellers. It should be noted that
the following discussion will be only about the properties cited above and no other
properties are being considered at this time.
Lobenstein Property
This property is rectangular in size of approximately 25 acres. Its southern border is I-74
with high visibility. The other three sides are bordered by four different property holders
and appear to be land locked with current access being provided with an unimproved
extension of Andres Drive. There is currently an 8” sewer line running east to west
crossing the property, there is also a 3” gas line running N/S along the eastern property
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line. Water does not currently serve the property however a 4” water line does come
down Andres Drive and a 6” line is located on Indiana Route 1 culminating at the Shell
station. Electricity is along the eastern site of Indiana Route 1 (12,470 KW line).
Telecommunications and Fiber are located in Indiana Route 1.
The attributes of the site are its high visibility from both I-74 and from Indiana Route 1.
Additionally, it already has both Gas and Sewer serving the property adequately. The
downsides to the property are that there is limited access to the property in an efficient
manner. For the property to properly develop, an access should be obtained off of
Indiana Route 1 as close to the Interstate as safety will permit. On the attached maps
there are three different configurations of potential access points which would serve the
property well. There are additional needs that the property must have to also allow an
effective development to take place; these include extension of water (with adequate
pressure) into the site from both Indiana Route 1 and boring under the Interstate to access
the 12” water line on the south side of the Interstate. Also, the site needs interior
extension of roads, gas and telecommunications/fiber and a basic leveling to maximize its
potential use. The overall site should be zoned in a commercial setting which would
allow for retail, service, heavy commercial use (office structures) and other general
business activities.
As part of the study we are providing estimates for planning purposes for the
development of this site. As can be seen, depending on the access and its property
acquisition cost, the development cost is in and around $900,000 for complete and ready
site (see attached Table for detailed utility cost). To achieve this all of the various
partners will need to work together to coordinate the upgrades. These will include; Duke
Power, North Dearborn Water Corporation, Town of St. Leon Sewer District, Ohio
Valley Gas, Enhanced Telecommunications Inc. and INDOT.
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Site 2 Access Option and Layout 1
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Site 2 Access and Layout Option 2

Site 2 Access and layout Option 3
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Stenger Property
This property is roughly square in size with approximately 100 acres available. It has
excellent access and visibility to Indiana Route 1 and is one and a third miles due north of
Interstate 74. The property lays relatively flat with a slight roll to it. It currently has a six
inch water line serving it and a four inch low pressure sewer provided to it.
Telecommunications/Fiber is also in place as is electricity with a 12,470 Kw service
running along Indiana Route 1. The site however has some limitations. There is no gas
to the site at this time and the sewer and water while there, is inadequate to effectively
serve such a development. All three of these utilities are in need of significant upgrade
and or extension to allow for the site’s development.
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Site 1 Access and Layout Option
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Proposed Cost estimates for Infrastructure Improvements to both Sites without R-O-W.

ST. LEON BUSINESS PARKS
CONCEPTUAL COST ESTIMATE
3/16/2011
1

NORTH PROPERTY- SR 1 Site 1
STREET & SITE

1,930

LF

$250.00

$482,500.00

WATER - NEW 10" LINE FROM TRACKVILLE RD TO SITE

20,000

LF

$50.00

$1,000,000.00

1

LS

#########

$750,000.00

WATER - ONSITE

2,125

LF

$60.00

$127,500.00

GAS (NEW ROAD)

1,950

LF

$40.00

$78,000.00

3,000

LF

$50.00

$150,000.00

1,925

LF

$20.00

$38,500.00

500,000 GALLON WATER TANK ONSITE

-GAS CONNECTION FROM EX. TO NEW ROAD
ELECTRIC
SUBTOTAL
SANITARY OPT. 1 - LIFT STATION AND FORCEMAIN TO
SR46
SANITARY - ONSITE
SANITARY LIFT STATION
6" FORCEMAIN
UTLITY CONFLICTS

$2,626,500.00

1,950

LF

$50.00

$97,500.00

1

EA

#########

$100,000.00

7,500

LF

$30.00

$225,000.00

1

LS

$75,000.00

$75,000.00

SANITARY SUBTOTAL - OPTION 1

$497,500.00

TOTAL - NORTH PROPERTY OPTION 1 Site 1

$3,124,000.00

SANITARY OPT. 2 - GRAVITY TO SR46
SANITARY - ONSITE

1,950

LF

$50.00

$97,500.00

SANITARY GRAVITY TO SR46

$375,000.00

7,500

LF

$50.00

MANHOLES ALONG PUBLIC R/W

25

EA

$3,000.00

$75,000.00

UTLITY CONFLICTS

1

LS

#########

$100,000.00

SANITARY SUBTOTAL - OPTION 2

$647,500.00

TOTAL -NORTH PROPERTY OPTION 2 Site 1

2

SOUTH PROPERTY- SR 1 Site 2
STREET & SITE
WATER TIE-IN - JACK AND BORE UNDER I-74

$3,274,000.00

1,630

LF

$250.00

$407,500.00

500

LF

$450.00

$225,000.00

WATER - ONSITE

1,800

LF

$60.00

$108,000.00

SANITARY

1,100

LF

$70.00

$77,000.00

GAS

1,180

LF

$40.00

$47,200.00

ELECTRIC

1,650

LF

$20.00

$33,000.00

TOTAL - SOUTH PROPERTY
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$897,700.00

Conclusion and Recommendations
The findings of this report are indeed conclusive. But there will be much work needed to
be successful with any effort involving Economic Development. Something that must be
remembered when undertaking an Economic Development effort is that it is a long term
effort. Significant groundwork and dedication must go into the long range planning and
implementation. This whole process should be looked at in terms of decades and not
months or necessarily years. It is also a learning process, with each mistake a lesson
learned with each success more lessons learned.
St. Leon is in an enviable position in this undertaking. It has an open palate on which to
paint its future. With a number of positive attributes in its portfolio and with a little
patience, it should be able to positively affect its growth in a sustainable and continuous
method.
Here we will cite the identified findings of the report:
Strengths
The people living in St. Leon
Its labor force
More than adequate room for growth
Excellent access to I-74 and Indiana Rt. 1
Last mile Fiber connection for the whole community
Adequate amounts of electricity and gas
Strong labor attributes of productivity, turnover and absenteeism
A commuting workforce
Highly developable sites
Willing Sellers of property
Strong sense of Volunteerism in community
Forward looking town leadership
Significant access to outdoor recreation
While there are some problems with the Town of St. Leon, they should be looked at as
opportunities for corrective action. Following is a list of those identified:
Weaknesses
Non-growth mind set
Small “p” politics
Limited leadership resources
Pay as you go attitude for utilities
Infrastructure upgrades needed
Improvement needed for Education needed in the community
Interaction between Secondary and Higher Education and employers is needed
Small number of workers found in the immediate vicinity
Ingress and egress issues need to be rectified for both questioned properties
Upgrade needed for utilities at both sites
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Nothing there to keep youth in community
Limited Cultural or local recreational facilities
Needed retail, health and service businesses
Consistent process for generating revenue for the Town
Recommended remediation alternative for identified weaknesses:
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To rectify and change the No-growth philosophy, the Town should implement an
education process to inform the residents of what Economic development is and is
not. By doing this on a bi-annual or annual basis, much will be accomplished in
removing the biases and non-truths about growth in general.
By sitting down and discussing priorities and issues, much of the small “p”
politics will be averted. While there will always be some, a regular meeting of
the minds should go along way in keeping everyone focused on the critical issues
confronting the community on a daily and yearly format.
Training interested residents in leadership qualities could become a critical
answer for many of the issues identified in this analysis. Those communities that
embrace and promote involvement by the residents in the governing process
typically have a good progression of strong leaders within the community. It may
be appropriate to create a leadership program for the community linked with
volunteerism that could generate new leadership within the community. Also the
youth should be included in this venue.
In order to be successful in the Economic Development venue it is necessary to be
completely ready when a potential investor/company comes to the community.
The old methodologies are no longer applicable and the infrastructure must be in
place and with the correct specifications or the client will not consider the
location. While there is a need to address the impact on the rest of the ratepayers,
there also needs to be an understanding that this is an investment in the future of
the community as a whole and could reduce future rate issues by expansion of the
overall base of customers.
As noted in the previous bullet point, industry has many opportunities afforded to
them when they look for a site. Those that are ready typically receive the visit
while those that aren’t are bypassed. Speed is the name of the game in this day
and time, so it is critical that these services to the proposed sites be upgraded prior
to the marketing of the sites. To pay for these improvements there are a number
of ways to consider; Federal loans and grants (US EDA, USDA Rural
Development, US DOT), State Loans and grants (OCRA, Indiana Dept. of
Agriculture, IEDC Project Specific), Local loans or grants, partnership
agreements to name a few.
Education is of critical interest to business and industry as they consider future
locations for their facilities. As a result a community must do everything it can to
influence the success of its local educational institutions. The Town must reach
out and aggressively communicate its concerns and offer its assistance to
education in changing the trends, real or not, so that it can also be a strong ally in
the Economic Development efforts.
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Education must also reach out to the local employers to discuss their current and
future needs as it pertains to their future workforce. Dialogue must begin to
enhance the skills of those leaving school directly into the workforce. This will
also allow the school system better understand the specific needs of the
community as a whole.
There must be a long term plan on how to recruit new residents to the community
in anticipation of jobs being created within the community. The Town should
look at the areas where specific job skills that pertain to the targets and then
identify approximately where they live and begin marketing the lifestyle found in
St. Leon to those potential residents. It must also work with reputable developers
and establish specific criteria and expectations on future subdivisions and housing
projects to serve new residents.
Both sites will have need of good access for the development of the properties.
They will also need upgraded utilities to serve them of adequate volumes. There
are a number of ways to pay for these improvements and will be addressed later in
this document.
The reason there is nothing to keep the youth in the community is that there is no
vision or plan to create meaningful jobs and investment for them to come back to
or to stay in the community. Job creation is the only realistic manner in which to
keep youth in the community. There is also a need to provide basic services to
these potential residents which also relates to jobs.
Culture is in the eyes of the beholder. While many saw no cultural facilities
locally they did identify them in the greater St. Leon area. This can be achieved
but it will take time. As the community grows, opportunities will present
themselves, and cultural and recreational activities will spring up. This is one of
those long term efforts.
Basic services are indeed needed in the community. The problem is that many of
the businesses that provide many of these services have a specific process they
use for the location of their facilities. St. Leon presently does not have the
demographics to meet those thresholds established by the owners of those needed
facilities. This will change as growth happens. There may also be an opportunity
for local or regional entrepreneurs to fill the void with non-franchise linked
ventures.
There needs to be a process by which the Town can regularly increase revenues
outside the gaming funds to operate the Town efficiently. Either by increasing the
annual property tax levy by its maximum or by imposing additional fees for
service. Another way to accomplish the expansion of resources is by encouraging
enhanced volunteerism within the community on non-capital intensive activities.
Private developers can also be an added partner in the proposed development on
the St. Leon area. Partners such as Duke Energy, Hoosier Energy, Enhanced
Telecommunications and Ohio Valley Gas can further assist in the overall
development of the properties. Other potential partners could include building
contractors such as Garmong Construction Services and Browning Construction
when considering speculative buildings or similar types of projects.

The targeting identified in this report is based on the types of activities both residents and
other business owners determined would be a good fit for the community. Additional
data was included in the determinations as well, including type and volumes of utility
capacities, proximity to markets and labor pools. These facts and a clear understanding
of industry and business needs, lead to the identification of the identified targets. Also
once this information has been organized into marketing materials there should be great
thought as to where and how the data should be disseminated. The types of marketing
that should take place, who should do it and the frequency of contact, are all critical
factors that should be discussed and considered in great detail.
Sites
Both sites are unique and have different potential uses. The Lobenstein Property is suited
best for use as a retail/service related activity. The suggested use would be general retail,
restaurants, motels and other service related activities. These may include medical
services, general offices among many other uses. The greatest issues for this site include
primary access (which should come off of Indiana Rt. 1) and adequate and appropriately
sized utilities to and into the property. The Kinnett Consulting Group advises that these
development factors be given significant consideration and merit during any subsequent
property evaluation process, as the necessary utility upgrades are estimated to cost around
$900,000 and the purchase of an access right-of-way must be included (additionally). It
should be also understood that if the Town chooses to pursue the property it has specific
guidelines that it must follow to make an acquisition which includes appraisal of the
property by at least two independent appraisers (The Kinnett Consulting Group
recommends MAI Qualified appraisers).
The Stenger property is best suited for an Industrial Park. Because of its location, and
proximity to I-74 it could be easily be designed to meet the needs of many different types
of industry. These would include the identified targets in manufacturing as well as the
heavy office style use such as Backoffice, Teleservices, R & D, and Fulfillment and
Distribution facilities. The greatest issues for this site are that of utility upgrades. In
order to meet the needs of industry, both water and sewer facilities need to be expanded
and gas needs to be brought to the property. This will be expensive for the community in
that the identified cost depending on which sewer plan is adopted will be between $3.124
– 3.274 million. As a result of these necessary improvements and their associated costs,
the Kinnett Consulting Group advises that these development factors be given significant
consideration and merit during any subsequent property evaluation process. It should also
be reiterated that if the Town chooses to pursue this property, it has specific guidelines
that it must follow to make an acquisition which includes appraisal of the property by at
least two independent appraisers (The Kinnett Consulting Group recommends MAI
Qualified appraisers).
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Both properties again have different potential uses and should be looked at independently
of each other. The Town should consider where their resources should best be utilized.
There have been discussions concerning where the Town might obtain finances to obtain
one or both of the properties identified in this report. Our research has provided a
number of different locations that funding might be obtained. The first two are with the
Federal Government; the Economic Development Administration and USDA both of
which have funded the acquisition of properties for uses as industrial and business parks.
Both have provisions that if properties are sold to the private sector that they agencies
would have their funds returned to them at the time of sale. Any profit and all taxes
would stay with the community.
There are no programs at the State level that would provide for loans or grants for
communities to purchase property. However, TIF District funds can be used to fund
property acquisition as well as some, if not all, of the infrastructure improvements. The
other sources identified include issuing a municipal bond and paying for it on a yearly
basis. Also by partnering with either the Dearborn County Redevelopment Commission,
the City of Lawrenceburg (revenue sharing agreement) and/or the Lawrenceburg
Conservancy District (loan or joint venture sharing of revenues) potential financial
resources could be made available. Each of these has plusses and some minuses attached
to them. The good news is that there are interested groups in Dearborn County, the State
of Indiana and the Federal Government willing to work with the Town of St. Leon.
An additional recommendation for consideration is the construction of a spec building on
one of the properties in consideration. This could be finances through the same entities at
the local level. The benefit of such a venture is that the building would be roughly 60%
complete and this helps a potential buyer cut time frame when they are interested in
making a location decision. It can also be a carrot to bring in other clients that may not
prefer the building but would still consider a location and build their own building in the
community. It has been used by many communities as a significant marketing tool. It
should be realized that entering into this type of venture involves some risk in that there
must be carrying cost to cover the structure during the marketing time period. However it
can pay dividends in the long run.
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