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The Indianapolis Metropolitan
Planning Organization (IMPO)

Who We Are

» Regional planning organization for Central
Indiana.

« Over 30 members, comprised of towns, cities,
counties, and transportation agencies.

» Originally founded to specifically organize
transportation planning and distribute certain
federal transportation funds.
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The Indianapolis
Metropolitan Planning
Organization (IMPO)

How We Work

» Convene: Bring experts and
community members together

» Inform: Provide reliable data to
support planning and policy-making

» Plan: Create and adopt plans and
track their implementation

» Fund: Fund regionally-significant
transportation projects
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Central Indiana Housing Study (CIHS)

- - - A study that looks at housing from a regional

@0 perspective, rather than a single town, city, or
CENTRAL INDIANA Cellg
HOUSING STUDY » The study launched in January 2023 and

finished in January 2024.
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Central Indiana Housing Study (CIHS)

Components of the Central Indiana Housing Study

« Laying the groundwork
» Housing plan and policy review

« Socioeconomic profile of the region (demographic patterns, employment and
incomes, population mobility, etc.)

» Housing conditions assessment
* |dentifying the problem
» Housing gap analysis and demand summary
« Contributing factors assessment
* Investor-owned single family housing analysis
« Solutions to the problem
* Housing strategies toolkit
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Central Indiana Housing Study (CIHS)

» This study identifies affordable housing as costing no more than 25% of the
household’'s income.

» As | move through this presentation | ask that you do two things:

1. Focus on the broader trends — rather than specific numbers — that are
being presented and ask yourself if those trends are being mirrored here

in Carmel.

2. Consider whether the information supports or disproves any
assumptions you've made about the rest of the region that impacts

decision making locally.
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The Rising Cost of Housing:
Where We Are,

Housing Prices, and
A Growing Population
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Housing costs are rising faster than purchasing power

« Between 2020 and 2022, the median sales prices of single-family
homes increased an average of 31.6% across all IMPO counties.

« Rent prices increased by an average of 21.2% over that same time
period.

« Meanwhile wages rose by 8.8% on average.

« 2023 numbers haven't been finalized, but housing prices have
continued to rise even as sales volume has dropped.
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Housing costs are rising faster than purchasing power

— FIGURE 2: CENTRAL INDIANA HOME
PRICES OVER TIME

The median sales price of $228K in 2020 has increased by w0000
$72,000 in less than three years to a median sales price of |
SBOOK $300,000 ‘/
Interest rates have also continued to rise contributing to the %5’°°'°°° _—~ n
increasing cost of buying a home with an average rate of 7.5% ¥ 00000 /
as of September 2023. -
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Housing costs are rising faster than purchasing power

At the median housing price of $300K, with an interest rate of 7.5%:
Scenario 1

e 20% down payment: $60,000
«  Monthly house payment: $1,866
« Household income to afford this home: $89,550

Scenario 2

« 10% down payment: $30,000

«  Monthly house payment: $2,253

« Household income to afford this home: $108,150

Scenario 3

« 5% down payment: $15,000

«  Monthly house payment: $2,368

«  Household income to afford this home: $113,659

The median household income in Central Indiana today is $73,173.
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Housing costs are rising faster than purchasing power

— FIGURE 3: COST BURDENED
* 61.7% of renters are cost-burdened; nearly PERCENTAGES [N CENTRAL THDIARA
30% severely SO. OCCUPATION OWNER RENTER
» 24% of owners are cost-burdened; with ~9% TOTAL NOT COST BURDENED 76.0% 38.3%
severely so. TOTAL COST BURDENED 24.0% 61.7%
MODERATELY BURDENED (>25 - 45%) 15.0% 32.0%
SEVERELY BURDENED (>45%) 8.9% 29.8%
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The region's rapid growth is expected to continue

— FIGURE 4: PROJECTED HOUSEHOLD

- By 2033 an estimated 111,000 SR I INGENTRAL INDINA

households will be added to the HOUSEHOLDS

region. — —
« The housing production need 800,000 73?:’/ .............

forecast for the next five years 700000 Ll —qons

estimates that an additional 42,000 600,000

500.000 $100,000-150,000
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. 400,000 < ’
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Why increasing unaffordability is a problem for all

Housing is a quality-of-life issue

« Limited housing options leads to longer commutes, more cost
burden, and other lifestyle compromises.
« Affects the availability and quality of services and goods.

« Alocal café or restaurant struggling to properly staff because
wages cannot keep pace with rising housing costs, and they
cannot attract and retain workers. This can result in reduced
operating hours, reduced capacity, and at times business
closure.
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Why increasing unaffordability is a problem for all

Housing is a workforce development issue

» Existing business and industries where wages are not keeping pace

with cost-of-living will struggle.
« Talent and business attraction are contingent on housing

availability for employees.
« A company deciding not to locate in a given area because
there is not enough housing or the cost of housing — and thus
worker salaries — is too high, relative to the advantages

provided.
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Current Inventory of Housing
and Gaps 1n the Market
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Current inventory of housing and gaps in the market

— FIGURE 5: CURRENT HOUSING MARKET ALIGNMENT FOR CENTRAL INDIANA
. . . HOUSEHOLD MAXIMUM MONTHLY RENT OWN
Examines the supply of housing: INCOME HOUSING COST e e e wn e
* For renters and home-b uyers LESS THAN $15,000 $313 - -6416  -3452  -5048 15515 -3525  -921 1414
¢ By num ber Of bed rooms $15,000 - $24,999 $521 -10710  -3529 -192 -5722 -12290 -5965 -8Nn -2143
¢ At d I ffe re nt h ouse h 0 I d Income $25,000 - $34,999 $729 -2896 -4591 -4208 -4565 -13315 -3357 201M -2698
Ieve I S $35,000 - $49,999 $1,042 n379 20760 552.8 -6639 -16952  -241 20787 -2786
. . $50,000 - $74,999 $1,563 9865 47784 25198 -5522 -16871 -8364 - 2478
Compares it to housing _
. $75,000 - $99,999 $2,083 -1438 10429 20327 2257 -9541 -17168 60763 2631
preferences, that is what people -
. $100,000 - $149,999 $3]125 -2234 1237 5431 545 -7231 - 31060 26607
would prefer to move into.
$150,000 - $199,999 $4167 -388 -893 -610 -415 -1M06  -13672 4612 186
$200,000 OR MORE -11oo -995 -435 -452 -3005 -16581 -2599 -7842
NOTE:
RED indicate a shortage (darker shades indicate proportionally larger shortages).
GREEN indicate a surplus (darker shades indicate proportionally larger surpluses).




Current inventory of housing and gaps in the market

—— FIGURE 5: CURRENT HOUSING MARKET ALIGNMENT FOR CENTRAL INDIANA
. HOUSEHOLD MAXIMUM MONTHLY RENT OWN
The reg Ion does nOt have INCOME HOUSING COST 1BR 2BR 3BR 4BR+ 1BR 2BR 3BR 4BR+
enough smaller ownershi P LESS THAN $15,000 $313 - -6416  -3452  -5048 (15515 -3525 \ -921 -1414
units. $15,000 - $24,999 $521 -10710  -3529 -1192 -5722 -12290 -5965 -87 -2143
There are too few small $25,000 - $34.999 $729 -2896 -4591  -4208  -4565 13315 -3357 201 -2698
ownershi p units (U pto2 $35,000 - $49999 $1,042 N379 20760 552.8  -6639 16952 -241 | 20787  -2786
bedroom S) compa red to what $50,000 - $74,999 $1,563 9865 47784 25198 -5522 16871 -8364 - 2478
the pOPUIatlon would prefer- $75,000 - $99,999 $2,083 -1438 10429 20327 2257 -9541 -17168 | 60763 2631
$100,000 - $149,999 $3125 2234 -1237 543] 545 7231 -l 31060 26607
$150,000 - $199,999 $4,167 -388  -893 -610 -415 106 -13672 | 4612 186
$200,000 OR MORE 1100 995 -435 452 -3005 -16581 ) -2599 7842
NOTE:
RED indicate a shortage (darker shades indicate proportionally larger shortages).
GREEN indicate a surplus (darker shades indicate proportionally larger surpluses).




Current inventory of housing and gaps in the market

There are too few affordable units
for those at lower income

levels, especially at smaller 1- and
2-bedroom sizes.

There is a pronounced shortage of
units affordable to lower-income
households (especially those with
incomes below $35k).

HOUSEHOLD
INCOME

LESS THAN $15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999

$100,000 - $149,999

$150,000 - $199,999

$200,000 OR MORE

NOTE:

MAXIMUM MONTHLY
HOUSING COST

$313

$521

$729
$1,042
$1,563
$2,083
$3125

$467

— FIGURE 5: CURRENT HOUSING MARKET ALIGNMENT FOR CENTRAL INDIANA

RENT OWN

1BR 2BR 3BR 4BR+ 1BR 2BR 3BR 4BR+

-6416 -3452 -5048 -15515 -3525 -921 -1414
-10710  -3529 -1192 -5722 -12290 -5965 -8M -2143
-2896  -4591 -4208 -4565 -13315 -3357 20Mm -2698
1379 20760 552.8 -6639 -16952  -241 20787 -2786
9865 47784 25198 -5522 -16871 -8364 - 2478
-1438 10429 20327 2257 -9541 | -17168 60763 2631
-2234  -1237 5431 545 -7231 - 31060 26607
-388 -893 -610 -415 -1106  -13672 4612 186
-1100  -995 -435 -452 -3005 -16581 -2599 -7842

RED indicate a shortage (darker shades indicate proportionally larger shortages).
GREEN indicate a surplus (darker shades indicate proportionally larger surpluses).




Current inventory of housing and gaps in the market

— FIGURE 5: CURRENT HOUSING MARKET ALIGNMENT FOR CENTRAL INDIANA
The region has more mid- and HOUSEHOLD MAXIMUM MONTHLY RENT OWN
. INCOME HOUSING cosT BR 2BR 38R 4BR+ BR 2BR 3BR 4BR+
:Igher-c?‘St 3 and I4+ bedlaoomf LESS THAN $15,000 $313 - -6416 -3452 -5048 -15515 -3525 -921 -1414
ouses t an peop e wou pre er. $15,000 - $24,999 $521 -10710  -352¢9 -192 -5722 -12290 -5965 -8M -2143
There are considerably more
. . $25,000 - $34,999 $729 -2896 -4591 -4208 -4565 -13315 -3357 20mM -2698
owned houses at mid- and higher-
$35,000 - $49,999 $1,042 1379 20760 552.8 -6639 -16952  -241 20787 -2786
cost levels than the current
9 5 $50,000 - $74,999 $1,563 9865 47784 25198 -5522 -16871 -8364
population would demand if |
0 e e o 8 $75,000 - $99,999 $2,083 -1438 10429 20327 2257 -9541 -17168
making their housing decisions
100,000 - $149,999 3125 -2234  -1237 5431 545 -7231
today. ’ ’ ’
$150,000 - $199,999 $4,67 -388 -893 -610 -415 -1106  -13672 4612 186
$200,000 OR MORE -1100  -995 -435 -452 -3005 -16581 -2599 -7842
NOTE:
RED indicate a shortage (darker shades indicate proportionally larger shortages).
GREEN indicate a surplus (darker shades indicate proportionally larger surpluses).




Demographic shifts and growth trends are driving the misalignment

Today's housing stock was largely built for the households of

yesteryear. Households — and their housing preferences — are

changing:

« People are having fewer children, later in life (or not at all), meaning
fewer large houses are needed.

« More singles and couples prefer walkable lifestyles, shifting demand
from single-family suburban subdivisions.

» Baby boomers and empty nesters are downsizing, trading larger
houses for smaller houses, townhomes, and condos.
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Contributing Factors
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Contributing factors: Market forces

Market dynamics include:

« Changing construction costs, with recent 29% Dropin Purchasing Power Since January 2021
volatility driving up prices and slowing |
production.

« Mortgage rates, where the recent 4-point
increase translates to a $155k reduction in
home purchasing power.

SOWen F reide Mac Privary Mortmane Market Survey - Assirmes 20 down Doyment, v REDF'N




Contributing factors: Public policy and public opinion

« While market dynamics play a significant role in rising unaffordability,
public policy and public opinion have impacted housing development
historically and continue to do so today.

« Zoning and design standards can limit housing options and drive-
up development costs.
» Large lot sizes
« Large minimum setbacks
» Eschewing certain housing products
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Contributing factors: Public policy and public opinion

» Restrictive standards and plans are driven by public opinion.

« Even when a housing development is technically permitted pushback
from the public can effectively end a project before it begins.

« Community concerns are sometimes valid but are often based on
inaccurate fears.
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Solutions to the Housing Crisis:
Toolkit and Next Steps
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The Housing Toolkit

Just as there is no single
contributor to the rising
cost of housing, neither is
there a single policy that will
serve as a solution.

The Housing Toolkit
provides specific strategies
organized around the vision
and goals established
through the course of the
project.
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Toolkit highlights

Items and policies that can assist our local As communities investigate which options are
public agencies in providing a full continuum best suited to them, the IMPO will continue to
of housing types and attainability across the provide support and information to

region: members. Strategies serving the following

goals are assigned to the IMPO:
» Housing element in comprehensive plans.

« Home repair program.  Distributing information from Central
» Foreclosure prevention program. Indiana Housing Study.
« Updating zoning ordinance. » Convening experts and stakeholders to
 Strategic use of property tax abatement for discuss
developers. « Commission follow-up studies.

« Enhancing awareness of housing
challenges and opportunities.
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Additional Insights from the Study

« Jobs and migration info Webpage:

» Factors that make communities and populations https.//www.indympo.org/whats-
vulnerable underway/central-indiana-housing-

« Additional information on contributing factors plan

« Additional information on corporate-owned
single-family housing

SCAN ME
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https://www.indympo.org/whats-underway/central-indiana-housing-plan
https://www.indympo.org/whats-underway/central-indiana-housing-plan
https://www.indympo.org/whats-underway/central-indiana-housing-plan

Questions

Contact information:

Andrea Miller

Senior Planner, IMPO

Email: Andrea.miller@indympo.org
Phone: 317-327-5135

Webpage:
https:.//www.indympo.org/whats- SCAN ME
underway/central-indiana-housing-plan
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