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Section 01

HOUSING TRENDS

National, regional, and local trends affecting housing demand in Plainfield were
analyzed to better understand how changes in consumer preferences and family/
household make-up may affect housing needs at the local level.
PLAINFIELD BASELINE

Local housing data was analyzed to create a baseline of the current and future
housing inventory in the Town of Plainfield.
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The U.S. Population is changing.

By 2040 the U.S. will add nearly 40 million households. During that time population growth
is expected to slow, but continue to age, and become more diverse affecting where and how
everyone is accommodated.

CHANGING POPULATION

AGING POPULATION

+97,300,000 PEOPLE
(2030)

1 IN 5 WILL BE OVER 65
(2030)

Over the next 20 years, the U.S.
will add nearly 100 million new
people in 40 million households.

Every day in the U.S. 10,000
people turn 65. By 2030, around
20 percent of the U.S. population
will be 65 or older.

A large portion of that growth is
expected to come from immigrants and
their U.S. born children.

By that time, the U.S. will have twice the
number of older persons than it does
today, over 72 million.

CHANGING HOUSEHOLDS

1 IN 2 ARE MARRIED
(2016)

2.07 CHILDREN
(2016)

Only 50 percent of adults are
married today, compared to over
70 percent in 1960.
However, cohabitation rates of
unmarried partners are growing. And
after decades of decline, motherhood
is increasing. Women now have 2.07
children compared to 1.86 in 2006, the
lowest recorded average.

source: U.S. Census Bureau; Pew Research Center
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Households come in all shapes and sizes.

Families are no longer the largest housing segment in the U.S. Household demographics are
changing (nationally and locally), but the current housing stock doesn’t reflect that change
or accommodate it.

YESTERDAY’S NUCLEAR FAMILY

TOMORROW’S MODERN FAMILY

Younger generations are delaying marriage. Since 1960 the average age of a first-time bride increased by over 6 years, from 20
to 26.5 in 2011. Additionally, more young folks are forgoing marriage all together, up from just 9 percent in 1960 to 20 percent in
2012. And younger generations are waiting longer to start families. Over the last 45 years the median age of first-time mothers
has increased by 5 years and American families have gotten smaller since 1960. But looking ahead, many predict more Millennial
women will choose to have children compared to their Gen X counterparts.
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Housing cost growing faster than incomes.

Over the last 40 years, housing has become less affordable to the average household in the
U.S. mainly because incomes have remained relatively flat while housing cost have grown by
nearly 750 percent over that time period.
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Source: “The State of the Nation’s Housing 2018”, Harvard University; Zillow Research; U.S. Census;
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Smaller households are growing.

With millennials waiting longer for marriage and advances in healthcare that allow seniors to
live longer, future housing demand is changing. Over the next 15 years, half of all demand will
be from single-person households.

BETWEEN 1960 AND 2010, ONE- AND TWO-PERSON
HOUSEHOLDS HAVE GROWN SIGNIFICANTLY
2 person
share of all
households

30%

ONE-PERSON HOUSEHOLDS
1 person

25%

44%

expected growth by 2030

20%

3 person

15%

4 person

10%

The proportion of Americans who live alone has
grown considerably since the 1920s when only 5
percent of people lived alone. Today one-person
households make up 27 percent nationwide. This
number is just slightly higher in Plainfield, but
over the last 4 years one-person households have
increased by 7 percent annually.
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source: U.S. Census; The Pew Charitable Trusts, “Growing Number of People Living Solo Can Pose Challenges,” 2014; Wall Street Journal “One in Four American Households
Is One Person Living Alone,” 2014
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Housing size is growing, household sizes Are shrinking.

As household sizes across the county decline, housing unit sizes have inversely increased
leading to more square footage per household member. Recently constructed Housing units in
Plainfield have been approximately 25 percent larger than the national average.

HOUSING SIZE AND HOUSEHOLD HAVE INVERSE RELATIONSHIP
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Immigrants are a new source of housing demand.

Immigration has been an important source of population growth and housing demand.
Immigrants represent a new market for homeownership and single-family detached housing,
particularly in the suburbs of small and mid-sized metros.

HOME OWNERSHIP GROWING FOR
IMMIGRANT-LED HOUSEHOLDS
headship
rate

IMMIGRANTS IN THE SUBURBS

61%

47%
U.S. born

45%

U.S. foreign born population (2013)
Immigrants are now more likely to live in the
suburbs than in urban enclaves. This is in large
part due to lower cost housing and the availability
of jobs. Immigrants from all socioeconomic
backgrounds choose suburban locations and will
drive demand for a diverse set of housing product.
However, there is a strong correlation between
suburban locations and greater demand for singlefamily detached housing.
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source: ULI, Home in American Immigrants and Housing Demand, 2017; City Lab, When Immigrants Push Up Housing Prices, 2016
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New rental product is not aligned with need.

Over the decade between 2006 and 2016, household growth in the lowest income earners
significantly outpaced the growth of units affordable to those households. This mismatch of
growth requires lower income households to compete for a smaller share of housing units.

LOWER INCOME HOUSEHOLDS MUST COMPETE FOR SMALLER SHARE OF RENTAL UNITS

COST OF OWNERSHIP
When asked about the “top obstacles
to buying a home” over sixty percent
of current renters who desire to be
homeowners indicated “having too
much debt from college or student
loans” was the reason they continued
to rent. Another fifty-six percent
indicated they had a full-time job,
but did not earn enough to afford
a home. Forty-three percent and
forty-eight percent respectively cited
“having too much consumer or credit
card debt” and having money to
cover a down payment.

30k
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0

< $650

(HHI <$26,000)

$650-999

(HHI $26,00039,999)

$1,000-1,499
(HHI $40,00059,999)

Rental Units

$1,500-1,999
(HHI $60,00079,999)

$2,000 +

(HHI $480,000 +)

Rental Households

source: Joint Center for Housing Studies of Harvard University, 2018; data reflects changes in rental units and households 2006-2016 in the Indianapolis Metro;
MIBOR-MPO Consumer Preference Survey, 2018
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Suburban Housing-only Neighborhoods are not the ideal product.

The recent MIBOR-MPO Consumer Preference Study for the Indianapolis Region found that
suburban, housing-only neighborhoods were the most likely to have a “housing mismatch”
meaning they lived in that neighborhood type but prefer something different.

MORE HENDRICKS CO. RESIDENTS LIVE IN SUBURBAN
RESIDENTIAL ONLY NEIGHBORHOODS THAN DESIRE TO
share of
respondents

SUBURBAN HOUSING-ONLY

-1

30%
A significant number of people surveyed
reported they lived in a neighborhood type
that was not their desired place to live. The
biggest mismatch for both Hendricks County
and the entire Region was people living
in suburban housing-only neighborhoods.
However, when you look at recent residential
developments across the Region, a large
portion of that development occurs in these
types of neighborhoods. Continuing to build
these neighborhoods decreases the market
for existing neighborhoods and eventually
decreases the value of homes within these
types of developments.
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source: MIBOR-MPO Consumer Preference Survey, 2018
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Plainfield has right location, but wrong product.

Based on the findings of the MIBOR-MPO Consumer Preference Study for the Indianapolis
Region, the majority of households want to live in the suburbs or rural areas. Plainfield has
both options to offer but lacks the neighborhood types people desire.

REGIONALLY, THE GREATEST DEMAND IS FOR SUBURBAN MIXED-USE AND RURAL AREAS
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CAUTION WITH RURAL
The researchers of this data,
indicated that caution should
be taken with the “rural area”
category. This is often a dream
of respondents, but they have
no actual plans to make a move
to a rural area.

Rural Area

neighborhood
with houses
only

source: MIBOR-MPO Consumer Preference Survey, 2018
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Neighborhood Quality matter more Housing Qualities.

The MIBOR-MPO Consumer preference survey revealed that the majority of Indianapolis Region
residents value neighborhood quality and amenities over the quality of the actual home. These
findings indicate the importance development patterns and amenities play in housing decisions.

THE NEIGHBORHOOD IS MORE IMPORTANT THAN THE HOUSE,
REGARDLESS OF AGE OF HOUSEHOLDER

Over 64
AMENITIES
50-64
Compared to the Region,
respondents in Hendricks County
are less satisfied with the availability
of shops and restaurants within
walking distance. While Plainfield
offers many choices for dining,
shopping, and entertainment, the
current development pattern is very
segregated placing these amenities
at a great distance from the majority
of the Town’s neighborhoods.

35-49

18-34

All Respondents
0%

20%

40%

Home Qualities

60%

Don’t Know

80%

100%

Neighborhood Qualities

source: MIBOR-MPO Consumer Preference Survey, 2018
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Neighborhood Preferences.

Nearly half of the region’s and Hendricks county residents would give up a large lot for
walkability. Today, the majority of new neighborhoods align with “community A” leaving much
of the market unmet. This may drive them away from Plainfield and to other areas of the region.

COMMUNITY A

COMMUNITY B

Community A aligns well with the typical suburban
neighborhood in the Indianapolis Region. Households living
in these neighborhoods have larger yards but are required to
drive longer distance to get to work, shops, and dining options.

Community B are neighborhoods where housing units are
located on smaller lots but are within walking distance of mixeduse areas that offer employment, shopping, and dining options.
Older residents prefer this development type more.

THE NEIGHBORHOOD IS MORE IMPORTANT THAN THE HOUSE,
REGARDLESS OF AGE OF HOUSEHOLDER

Hendricks Co.

Indianapolis Region
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source: MIBOR-MPO Consumer Preference Survey, 2018
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Plainfield is heavily reliant on commuters.

Approximately ninety percent of the town’s labor force commutes from outside Plainfield each
day, approximately 25,000 jobs. This is a challenge for employers, especially when filling lower
wage jobs. It can also be an opportunity to attract households to live and work in Plainfield.

TOP FIVE COUNTIES FOR IN- AND OUT-COMMUTING TO HENDRICKS COUNTY

COMMUTERS

BOONE

HAMILTON

OUT OF
STATE

HENDRICKS

BOONE

1,873

1,225

25,000+

882

MARION

HENDRICKS

33,250

MARION
10,014

PUTNAM

768

1,432

MORGAN

MORGAN JOHNSON

772

2,791

857

Every day Plainfield attracts over
25,000 commuters. About onethird of Plainfield’s workers come
from Indianapolis. These commuters
represent a potential market
for housing units in Plainfield.
Understanding their housing needs
and decisions will inform how many
can be attracted to live in Plainfield.

source: Stats Indiana, 2016; Census on the Map “Inflow/Outflow Report”, 2015
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Transportation costs are equal to housing costs.

While housing may be affordable to many, Plainfield’s location and development patterns drive
up transportation costs. The results are seemingly affordable housing that ends up being
unaffordable to those that can’t absorb the $13,000+ annual cost of transportation.

WHILE PLAINFIELD HAS RELATIVELY LOW HOUSING COSTS, TRANSPORTATION
COSTS ARE SIGNIFICANTLY HIGHER THAN IN MORE COMPACT CITIES.

PLAINFIELD H+T COSTS

Costs as a Share of Household Income, 2016
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TRANSPORTATION
COST, 25%

source: Center for Technology Housing + Transportation Index, 2016; *indicates Forbes.com “Most Affordable Cities,” 2015
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Nationally, Housing Production doesn’t reflect demand.

The majority of Existing and new housing in the u.s. is single-family detached housing. Locally,
new housing is split between large multi-family apartments and single-family detached housing.
Many of today’s consumers care less about the house and more about the neighborhood.

U.S. BUILDING PERMITS

PLAINFIELD BUILDING PERMITS

DUPLEX, 1%

MULTI-FAMILY, 20%

MULTI-FAMILY, 45%

SINGLE-FAMILY, 55%

SINGLE-FAMILY, 79%

source: U.S. Census, January - September 2018; Hendricks County Assessor, 2018; CoStar Plainfield Multi-Family Market Report, October 2018;
Greenstreet analysis; Google Streetview
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New Housing construction not solely based on preference.

Consumer preference is not the only factor influencing what actually gets built in most
communities. Zoning, local regulations, and land values guide new construction.

ZONING &
REGULATIONS

WHAT
GETS
BUILT

$
$

CONSUMER
PREFERENCE
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Majority of Housing in Plainfield is detached single-family.

While this suits the needs of a large portion of the market, there are many buyers and renters
looking for alternative options to single-family detached product. Without these options,
Plainfield may not compete as well as it could for new households and investments.

SINGLE-FAMILY DETACHED
1-Family Dwellings

8,010 units

67% of total stock

SINGLE-FAMILY ATTACHED
2- and 3-Family Dwellings + Condos

1,014 units

8% of total stock

MULTI-FAMILY
4- or More Family Apartments

2,957 units+
25% of total stock

source: Hendricks County Assessor “platted” lots only, 2018; CoStar Plainfield Multi-Family Market Report, October 2018; Greenstreet analysis; Google Streetview
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There is diversity in single-family detached * housing values.

From an initial look, there appears to be a good balance of housing across all values in
Plainfield. The affordability analysis will provide an in-depth look at the alignment between
incomes, affordability, and housing values.

THE MAJORITY OF SINGLE-FAMILY DETACHED*
PARCELS ARE VALUED UNDER $200,000
$500,000+, 1%

SINGLE-FAMILY DETACHED* STATS

1998

$350-500,000, 4%

$0-100,000, 5%

$250-350,000, 14%
$100-150,000, 30%

Median Year Construction

3 bedrooms

Median # of Bedrooms

$170,000

Median Assessed Value
Land: $31,600
Improvements: $137,600
$200-250,000, 17%

$150-200,000, 29%
source: Hendricks County Assessor, 2018; *only “1-Family Platted Lots” were analyzed (8,010 parcels met this criteria)
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Today, single-family Attached * are lower value.

Likely due to size and smaller lot sizes, the majority of single-family attached units are lower
value than their detached counterparts. However, research has shown that higher income
households are more likely to demand attached product, indicating a potential mismatch.

VERY LIMITED SUPPLY OF HIGHER VALUED
SINGLE-FAMILY ATTACHED* UNITS

SINGLE-FAMILY ATTACHED* STATS
$250-350,000, 1%

2000

$0-100,000, 7%

$200-250,000, 9%

Median Year Construction

2 bedrooms

median # of Bedrooms

$146,750

median Assessed Value
Land: $30,900
Improvements: $120,450
$150-200,000, 36%

$100-150,000, 47%

Analysis of 3-Family and Condo parcels
revealed similar trends. Assessed
values for 3-Family parcels were lower
($130,000) and significantly older (1965).
Condo parcels were slightly higher
values ($148,250) and of similar age.

source: Hendricks County Assessor, 2018; *only “2-Family Platted Lots” were analyzed ( only 611 parcels met this criteria)
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Multi-family * options and rents are increasing.

Average rents for multi-family rentals have increased by approximately thirty percent over the
last decade. Vacancy has also increased but is likely due to the recent construction and leaseup period of several large complexes. Overall occupancy is pretty strong.

3 BEDROOM, 11%
Avg. Rent: $1,219
Occupancy: 89.1%

MULTI-FAMILY* STATS

STUDIO, <1%
Avg. Rent: $n/a
Occupancy: 100.0%

1 BEDROOM, 30%
Avg. Rent: $812
Occupancy: 90.0%

26

Total # of Buildings

9.2 percent

Avg. Vacancy Rate

$975

Avg. Rent per Unit
Avg. Rent per Sqft: $1.00
2 BEDROOM, 59%
Avg. Rent: $1,016
Occupancy: 91.3%

source: CoStar Plainfield Multi-Family Market Report, October 2018; *only units included in report (2,819 units met this criteria)
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Permits focused on two ends of the housing spectrum.

Multi-family rentals and single-family detached homes have dominated permit filings in the last
decade. Duplexes and owner-occupied multi-family condos remain relatively flat and account
for just a small percentage of new construction each year.

# units
permitted

LARGE MULTI-FAMILY COMPLEXES LEADING RECENT DEVELOPMENT PERMITS IN PLAINFIELD

700

500
multi-family, renter

MULTI-FAMILY
Majority of multi-family units
over the last five years have
been in large apartment
complexes with 200+ units.
Some of these complexes
offer smaller buildings, but
the overall development
and building patterns do
not address the compact
walkable neighborhood
desires of much of the rental
and smaller unit market.

300

single-family

100

0

multi-family, owner

2008

2009

2010

2011

2012

2013

2014

duplex
2015

2016

2017

2018

Single-Family, Detached: 140 units/year (10-year avg.)

Multi-Family, Renter: 138 units/year (10-year avg.)

Single-Family, Duplex: 11 units/year (10-year avg.)

Multi-Family, Owner: 8 units/year (10-year avg.)

source: Town of Plainfield; 2018 data reflects January - September permits filed
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Multi-family boom hasn’t affected overall product mix.

While multi-family apartments have led recent permit filings it has not substantially affected
the overall share of housing in Plainfield. Between 2010 and 2016, the Census reported that
multi-family structures decreased in their share from 21 to 19 percent of residential units.

DETACHED SINGLE-FAMILY HOMES ARE THE
PREDOMINATE HOUSING TYPE IN PLAINFIELD*

SINGLE-FAMILY ATTACHED, 8%

APARTMENT BOOM
MULTI-FAMILY, 25%

For the last four years, multi-family, particularly multifamily rental, has accounted for over 50 percent of
new construction permits. However, looking at the
overall stock, multi-family (both owner and renter)
account for about a quarter of the units in Plainfield.
Additionally, vacancy rates for multi-family apartments
have been low. CoStar reports the five-year average
vacancy rate at just six percent. Many of the newly
constructed units have a much lower vacancy rate,
some as low as less than one percent. This shows
demand is still strong for these units.

SINGLE-FAMILY DETACHED, 67%

source: U.S. Census 2010 and 2016 5-year estimates; Hendricks County Assessor, 2018; CoStar Plainfield Multi-Family Market Report, October 2018
*Percentages may not add up to 100 percent due to rounding.
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Current single-family detached residential inventory is low.

In both Plainfield and even more so in Hendricks County, single-family detached housing
inventory is on the low side. Similarly, vacant developed lots are being absorbed, but the
inventory is not being added to, decreasing overall supply of available lots for construction.

SINGLE-FAMILY DETACHED INVENTORY IN Q3 IS BELOW AVERAGE IN PLAINFIELD
Housing
Units/Lots

400
SUPPLY OF INVENTORY

20 per month

300

6.1 months

200

10.8 months

100

vacant developed lots

avg. absorption

housing inventory

completed units
developed lots

0

closings
starts
3Q16

4Q16

1Q17

2Q17

3Q17

4Q17

1Q18

2Q18

3Q18

Housing Starts (19 starts/month avg.)

Housing Inventory (6.1 months supply)

Housing Closings (20 closings/month avg.)

Vacant Developed Lots (10.8 months supply)

source: MetroStudy Q3, 2018
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Much of the new low-cost units are in Plainfield.

in the last 12 months, the majority of lower-cost single-family detached units (under $250,000)
in Hendricks county have been built in Plainfield. Overall, Plainfield accounts for thirty
percent of all housing starts in Hendricks county over the last 12 months.

MAJORITY OF PLAINFIELD’S FUTURE SINGLE-FAMILY DETACHED INVENTORY IS UNDEVELOPED LOTS

AVERAGE PRICE

PLAINFIELD 121 - 32% OF CO.
HENDRICKS CO. 383 UNITS

Housing Inventory
Vacant
Developed Lots

$249,720

PLAINFIELD 207- 22% OF CO.
HENDRICKS CO. 929 LOTS

Plainfield

PLAINFIELD 803 - 24% OF CO.
HENDRICKS CO. 3,347 LOTS

Future Lots
0

SHARE OF
ANNUAL STARTS

1,000

2,000

3,000

4,000

5,000

$259,326
Hendricks Co.

MAJORITY OF NEW HOUSING IS PRICED BETWEEN $150,000-$250,000

AVERAGE SQFT.

60%

2,345 sqft.

40%

Plainfield

20%

2,415 sqft.

0
$0$99,999

$100$149,000

$150$199,999

$200$249,999

Plainfield

$250$299,999

$300$399,999

$400$499,999

$500$99,999,999

Hendricks Co.

Hendricks Co.

source: MetroStudy Q3, 2018
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Future single-family attached housing inventory is low.

The inventory of vacant developed lots, which represent future development opportunities,
has continually shrunk over the last nine quarters. Inventory in the third quarter of 2018
represents only one-third of the inventory available in the third quarter of 2016.

SINGLE-FAMILY ATTACHED INVENTORY IS ABOVE AVERAGE FOR Q3,
EXCEPT VACANT DEVELOPED LOTS WHICH ARE FAR BELOW AVERAGE
Housing
Units/Lots

SUPPLY OF INVENTORY

120

2 per month
avg. absorption

9.5 months

80

vacant developed lots

completed units

20 months

40

housing inventory

developed lots

starts

closings

0
3Q16

4Q16

1Q17

2Q17

3Q17

4Q17

1Q18

2Q18

3Q18

Housing Starts (19 starts/month avg.)

Housing Inventory (6.1 months supply)

Housing Closings (20 closings/month avg.)

Vacant Developed Lots (10.8 months supply)

source: MetroStudy Q3, 2018
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Single-family attached units lack pricing diversity.

All of the units built in Plainfield within the last twelve months were priced under $200,000.
Ninety percent of the units in Hendricks county were below this price point, indicating a lack of
pricing diversity that may not be fulfilling the market need for this product type.

AVERAGE PRICE

n/a

MAJORITY OF NEW SINGLE-FAMILY ATTACHED HOUSING IS
PRICED BETWEEN $150,000-$250,000

Plainfield

SHARE OF
ANNUAL STARTS

$178,871

80%

Hendricks Co.

60%
40%
AVERAGE SQFT.

20%

n/a

0
$0$99,999

$100$149,000

$150$199,999

$200$249,999

Plainfield

$250$299,999

$300$399,999

Hendricks Co.

$400$499,999

$500$99,999,999

Plainfield

1,502 sqft.

Hendricks Co.

source: MetroStudy Q3, 2018
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Key Takeaways

1. Housing demand is changing as household demographics change.
2. Home buyers place greater emphasis on neighborhood ameniteis,
development type more than on the actual home.
3. Housing diversity is lacking. semi-homogeneous housing stock does
not allow Plainfield to compete with regional peers.
4. Current development is segregated by use. A growing market
segment prefers to live in mixed-use communities.
5. Pipeline is much of the same. Housing options need to diversify.
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Section 02

HOUSING NEEDS GAP

Building off the MIBOR/BAGI Regional Housing Analysis, an in-depth analysis of local
workforce and employment trends will be analyzed to reveal future housing demand.
A comparison of “need” and the future pipeline will be completed to reveal potential
gaps or mismatches in future housing production.

AFFORDABILITY ANALYSIS

Based on findings of the employment analysis and current population base, an
affordability analysis will be performed to understand what portion of the housing
stock is “affordable” to current and future residents of Plainfield. An emphasis will be
placed on affordability in terms of housing the anticipated workforce.
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10,000 new jobs are expected in the next 20 years.

Job forecast for the next 20 years show growth in three primary sectors. Nearly one-third of
all job growth between 2018 and 2038 will be within these industries.

FORECASTED JOB GROWTH, 2018-2038
30%
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Plainfield’s job growth is
highly concentrated in three
industries as compared to the
Regional job growth which is
more diverse. One out of every
10 new “transportation and
warehousing,” “admin and waste
services,” and “retail trade” jobs
in the Region will be located in
the Town of Plainfield.

source: U.S. Census Bureau OnTheMap, Woods & Poole, LSA
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Wages are slightly higher for Hendricks County.

Median wages in Hendricks County for many of the industries are higher than the Regional
median wage for that industry. This is true for both Retail trade and Admin and Waste Services
($17,800 and $7,000 respectively.) However wages for transportation jobs are lower (-$1,000.)

Net New Jobs

3,000
$60,000
2,000

regional median wage, 2016

$40,000

1,000

$20,000

Median Wages (2016)

FORECASTED JOB GROWTH AND WAGES, 2018-2038
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Net New Jobs (Plainfield, 2038)
Median Wages (Hendricks Co., 2016)

source: U.S. Census Bureau OnTheMap, Woods & Poole, LSA, BLS
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The majority of wages do not support homeownership.

Based on a single-wage, most of the forecasted new jobs in Plainfield do not support traditional
homeownership opportunities which may increase demand for more rental options and lower cost
housing choices.

FORECASTED JOB GROWTH AND WAGES, 2018-2038
$300,000
average new home price, $249,720
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Net New Jobs (Plainfield, 2038)
Median Wages (Hendricks Co., 2016)
Attainable Home Value (3.5 times wage)

source: U.S. Census Bureau OnTheMap, Woods & Poole, LSA, BLS, Greenstreet, Metrostudy Q3 2018; MIBOR REALTOR® Association, BLC® Listing Service, ‘11-20-2018
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A two track methodology was used.

The first component translates future job growth (both in Plainfield and outside) into new
housing units. The second, analyzes natural growth to predict future non-working household
demand for new units.

NEW JOBS

WORKERS

NEW HOUSEHOLDS

HOUSING UNITS

TOTAL DEMAND

NON-WORKING POPULATION

Future Housing Needs

NEW HOUSEHOLDS
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Plainfield’s workforce is predominately commuters.

Only a small fraction of workers live and work in Plainfield. those patterns are unlikely to
fluctuate without a significant investment or change to transportation infrastructure.

Total
Jobs

Percent
Commuter
TOP FIVE COUNTIES FOR IN- COMMUTING TO HENDRICKS COUNTY

All Plainfield Jobs

27,315

Plainfield

2,275

8.3%

Indianapolis

9,871

36.1%

Avon

529

1.9%

Greenwood

494

1.8%

Mooresville

367

1.3%

Brownsburg

364

1.3%

Speedway

317

1.2%

Danville

244

0.9%

Martinsville

178

0.7%

Carmel

176

0.6%

12,499

45.8%

All Other locations

BOONE
882

HENDRICKS

MARION
10,014

PUTNAM
1,432

MORGAN JOHNSON
2,791

857

source: U.S. Census Bureau OnTheMap
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Future demand is highly dependent on where workers live.

The “current share” scenario provides the most accurate forecast of future demand for
Plainfield. However, depending on how Plainfield desires to grow, different housing strategies
can help to achieve higher or lower growth rates.

LIVE AND WORK SCENARIO

CURRENT SHARE SCENARIO

ALL WORKERS SCENARIO

2,310 units

5,095 units

10,919 units

2038 demand

2038 demand

2038 demand

Plainfield houses 8.3 percent of
future workers. This is the same
share of current Plainfield jobs
held by Plainfield residents.

Plainfield houses 8.3 percent of
future workers as well as shares
of workers holding jobs in other
jurisdictions in the region based
on current commuting patterns.

Plainfield houses 100 percent
of future workers. This assumes
all new jobs are held by new
Plainfield residents.

source: LSA, all scenarios assume the same level of non-worker households 1,529 households
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Half of future demand is anticipated to come from workforce.

Approximately half of all future housing demand is predicted to come from forecasted
employment growth. The remainder will be split between housing needed for replacement workers
and housing needed for those not in the workforce.

FUTURE DEMAND SEGMENTS

EMPLOYMENT-DRIVEN DEMAND, 49%
NON-WORKING DEMAND, 30%

REPLACEMENT WORKER DEMAND, 31%

source: LSA (future indicates 2038 forecast)
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New household growth will come from lower-income segments.

In part because of changes to the workforce that reflect a growing service economy, Plainfield
(along with the Region) is expected to gain a majority of their new growth from lower-income
households. Over 60 percent of new households will be below median income in the future.

FUTURE HOUSEHOLDS BY HOUSEHOLD INCOME
> $100,000, 10%

< $25,000, 24%

$75,000-99,999, 9%

$61,410

2016 Median household income
The majority of new households over the
next 20 years will be below the median
household income. This is similar to what
the Region is expecting to experience and
will require a thoughtful approach to how
Plainfield and other communities supply
housing to support their future population.
$50,000-74,999, 20%

$25,000-49,000, 37%

source: LSA, U.S. Census 2016 ACS Estimates
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Single-family housing appears affordable.

Based on the current housing stock, single-family homeownership appears to be affordable for
most households with the exception of very low-income households (<$25,000 a year.) However,
at any given time the majority of the housing stock is not available for purchase.

SINGLE-FAMILY HOMEOWNERSHIP AFFORDABILITY BY ASSESSED VALUE

<$25,000 (annual household income)
$0-87,500 (attainable home value)

5% OF ALL SINGLE-FAMILY HOMES IN PLAINFIELD THAT ARE “AFFORDABLE” AT THIS INCOME

$25,000-50,000
$87,500-175,000

51%

$50,000-75,000
$175,000-262,500

84%

$75,000-100,00
$262,500-350,000

95%

$100,000-150,000
$350,000-525,000

99%

>$150,000
>$525,000

100%
0%

20%

40%

60%

80%

100%

source: LSA; Hendricks County Assessor, 2018 (only 1-family platted parcels with improvement value >$0 were analyzed, 7,661 parcels)
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Current listings lack lower-cost housing choices.

As of December 12, 2018 the Town of Plainfield only had 83 active listings. Options for lowerincome households to purchase a home are very limited and there is likely steep competition for
units below $175,000. This may force households to move out of town or choose rental options.

SINGLE-FAMILY HOMEOWNERSHIP AFFORDABILITY BY CURRENT LISTINGS

<$25,000 (annual household income)
$0-87,500 (attainable home value)

1% OF ALL SINGLE-FAMILY HOMES IN PLAINFIELD THAT ARE “AFFORDABLE” AT THIS INCOME

$25,000-50,000
$87,500-175,000

20%

$50,000-75,000
$175,000-262,500

61%

$75,000-100,00
$262,500-350,000

84%

$100,000-150,000
$350,000-525,000

98%

>$150,000
>$525,000

100%
0%

20%

40%

60%

80%

100%

source: LSA; Hendricks County Assessor, 2018 (only 1-family platted parcels with improvement value >$0 were analyzed, 7,661 parcels); MIBOR REALTOR® Association, BLC®
Listing Service, ‘12-12-2018
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New construction is affordable to the average household.

Based on the last 12 months of new construction data, much of the new housing stock is
affordable to households earning above the town’s median household income. New construction
for lower-income households is still limited and will likely require some level of subsidy.

SINGLE-FAMILY HOMEOWNERSHIP AFFORDABILITY BY NEW CONSTRUCTION

<$25,000 (annual household income)
$0-87,500 (attainable home value)

<1% OF ALL SINGLE-FAMILY HOMES IN PLAINFIELD THAT ARE “AFFORDABLE” AT THIS INCOME

$25,000-50,000
$87,500-175,000

31%

$50,000-75,000
$175,000-262,500

93%

$75,000-100,00
$262,500-350,000

99%

$100,000-150,000
$350,000-525,000

100%

>$150,000
>$525,000

100%
0%

20%

40%

60%

80%

100%

source: LSA; Hendricks County Assessor, 2018 (only 1-family platted parcels with improvement value >$0 were analyzed, 7,661 parcels); Metrostudy Q3 2018 (232 units analyzed
- value categories are estimated due to differences between the datasets, data reflects last 12 months)
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Minimum wage renters are priced out of Plainfield.

A 2-Bedroom rental unit in Plainfield would require a typical minimum wage worker to hold 2.7
full-time jobs or work 108 hours per week. Today, approximately one-third of households can not
afford rents in Plainfield and an even greater share of future households will be priced out.

1-bdr Plainfield
2-bdr Plainfield
2-bdr Hendricks co.

Avg. Rent

Annual income
needed

Hourly wage
needed

Full-Time jobs
needed

Work hours per
week needed

$812
$1,016
$852

$32,480
$40,640
$34,080

$15.62
$19.54
$16.38

2.2
2.7
2.3

86
108
96

<$15,000, 7%

7%

>$100,000, 25%

of Households earn min. wage
A single-earner household (or individual)
working one minimum wage job earns
approximately $15,080 annual. Of the
households today, approximately seven
percent of Plainfield households report
household incomes at or below the
minimum wage of $7.25 an hour.

$15,000-24,999, 7%

$25,000-49,999, 27%

$75,000-99,999, 13%

$50,000-74,999, 21%

CURRENT HOUSEHOLD INCOMES

source: CoStar Plainfield Multi-Family Market Report, October 2018; Out of Reach: The High Costs of Housing, National Low Income Housing Coalition, 2018; U.S. Census 2017
ACS estimates
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Future demand is highly dependent on the future workforce.

While the current housing stock supports the current population, new housing development
should align with future employment-driven demand. This likely includes more rental housing,
lower price points, and a generally diversified housing stock.

NEW JOBS

WORKERS

NEW HOUSEHOLDS

10,091

HOUSING UNITS

5,095

FUTURE HOUSING GAP
The future housing gap is based on (1) demand
for housing given forecasted employment
growth, natural growth, and replacement of
current employees compared to (2) the future
inventory of housing. Information regarding
future inventory was presented in deliverable #1.

Total units

Demand
Future Inventory
20-year Gap

5,095
1,705
-3,390

source: LSA (future indicates 2038 forecast); MetroStudy Q3, 2018; Town of Plainfield
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Demand for rental housing is likely to increase.

looking forward there will need to be more rental housing developed in Plainfield. Future
rental housing will need to include both multi-family options and single-family rental options to
support changing household types and preferences.

Owner
Renter

CURRENT OWNER/RENTER SPLIT

Total

in Single-Family

in Multi-Family

44%

76%
37%

24%
63%

56%

FUTURE DEVELOPMENT OWNER/RENTER SPLIT

RENTER, 36%
OWNER, 44%
OWNER, 64%

RENTER, 56%

source: ESRI, 2018 estimates; LSA (future indicates 2038 forecast)
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Demand for multi-family is likely to increase.

Millennials, active boomers, and a lower-income workforce are likely to drive demand for multifamily product at all price points. While the current housing stock is predominately singlefamily, new product will need to be closer to a 50-50 split to meet future demand.

Single-Family
Multi-Family
CURRENT PRODUCT TYPE SPLIT

Total

for ownership

for rental

54%

61%
23%

39%
77%

46%

FUTURE DEVELOPMENT PRODUCT TYPE SPLIT

MULTI-FAMILY, 33%

MULTI-FAMILY, 46%
SINGLE-FAMILY 54%

SINGLE-FAMILY, 67%

source: Hendricks County Assessor, 2018; CoStar Plainfield Multi-Family Market Report, October 2018; LSA (future indicates 2038 forecast)
Single-Family detached indicates 1-family units; Multi-Family includes 2+family units including duplexes, townhomes, and 3+ unit multi-family
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Demand for lower cost housing is increasing.

Based on changes to the workforce and stagnant wages, demand for lower-cost housing - both
rental and for ownership - is likely to increase. Much of that demand will be for rental housing
due to the fact that lower-income households face many barriers to homeownership.

CURRENT INCOME/VALUE SPLIT

>$100,000, 25%
>$350,000

FUTURE DEVELOPMENT INCOME/VALUE SPLIT

<$25,000, 14%
<$87,500

$75,000-99,999, 9%
$262,500-350,000

<$25,000, 24%
<$87,500

$50,000-74,999, 20%
$175,000-262,5000

$75,000-99,999, 13%
$262,500-350,000

$50,000-74,999, 21%
$175,000-262,5000

>$100,000, 10%
>$350,000

$25,000-49,999, 27%
$87,500-175,000

$25,000-49,999, 37%
$87,500-175,000

source: U.S. Census 2017 ACS estimates; LSA (future indicates 2038 forecast); Housing value based on 3.5 times household income
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Past trends show demand should be accommodated.

Based on high level building trends over the last 11 years, Plainfield is well positioned to
accommodate future growth associated with employment and natural population growth.
Between 2008-2018*, Plainfield has permitted 3,269 units or an annual average of 297 units.

BASED ON PAST TRENDS, PLAINFIELD IS WELL
POSITIONED TO MEET FUTURE HOUSING DEMAND.

CURRENT SHARE SCENARIO

5,095 units

6,000

average annual permits

2038 demand

4,000

Plainfield houses 8.3 percent of
future workers as well as shares
of workers holding jobs in other
jurisdictions in the region based
on current commuting patterns.

2,000

0

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030

Future Housing Demand (2019-2038)

2031

2032 2033 2034 2035 2036 2037 2038

Average Annual Permits (2008-2018)

source: LSA (future indicates 2038 forecast);, Town of Plainfield (permit data reflects the annual average permits between 2008-2018); *permit data for 2018 not full year (Oct.)
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Past trends are mostly in line with future need.

Over the last 11 years, the town of Plainfield’s permitting records indicate the Town is approving
units in line with future need. Slightly more multi-family has been approved than needed, but this
likely makes up for any multi-family deficits the Town may have had.

Demand
Past Permits
Surplus/Deficit
FUTURE DEVELOPMENT PRODUCT TYPE SPLIT

Single-Family

Multi-Family

54%
47%
-7%

46%
53%
+7

PAST PERMIT TRENDS
MULTI-FAMILY, 53%
SINGLE-FAMILY, 47%

MULTI-FAMILY, 46%
SINGLE-FAMILY 54%

source: LSA (future indicates 2038 forecast);, Town of Plainfield (permit data reflects the annual average permits between 2008-2018)
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Future Inventory is heavy on single-family.

While this is just a snapshot in time, the future inventory in Plainfield does not reflect future
demand. This indicates The town may need to approve slightly more multi-family developments in
the coming years to affect the balance of single- and multi-family development.

Demand
Future Inventory
Surplus/Deficit
FUTURE DEVELOPMENT PRODUCT TYPE SPLIT

Single-Family

Multi-Family

54%
66%
+12%

46%
34%
-10

FUTURE INVENTORY
MULTI-FAMILY, 34%
SINGLE-FAMILY, 66%

MULTI-FAMILY, 46%
SINGLE-FAMILY 54%

source: LSA (future indicates 2038 forecast); MetroStudy Q3, 2018; Town of Plainfield
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Past construction in line with future demand.

Middle price points ($100,000-$300,000) have been the bulk of past construction over the last 12
months. If similar product continues to be built, demand from the majority of future households
(demanding single-family ownership units) will be met.

<$87,500

$87,500-175,000

$175,000-262,500 $262,500-350,000

Demand

11%

36%

26%

12%

15%

Recent Construction
Surplus/Deficit

0%
-11%

31%
-5%

62%
+36%

6%
-6%

1%
-14%

FUTURE DEVELOPMENT INCOME/VALUE SPLIT OF SINGLE-FAMILY OWNERS

PAST CONSTRUCTION INCOME/VALUE SPLIT
>$100,000, 1%
>$350,000

>$100,000, 15%
>$350,000

<$25,000, 11%
<$87,500

>$350,000

$75,000-99,999, 6%
$262,500-350,000

<$25,000, <1%
<$87,500
$25,000-49,999, 31%
$87,500-175,000

$75,000-99,999, 12%
$262,500-350,000
$25,000-49,999, 36%
$87,500-175,000

$50,000-74,999, 62%
$175,000-262,500
$50,000-74,999, 26%
$175,000-262,500

source: LSA (future indicates 2038 forecast); MetroStudy Q3, 2018 (value categories are estimated due to differences between the datasets, data reflects last 12 months);
Housing value based on 3.5 times household income
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more Lower- and higher-valued rentals may be needed.

The current breakdown of rental units by rent shows a potential need for lower- and highervalued rental units in the future. Future rentals will need to be both multi-family and singlefamily options to accommodate diverse household types and sizes.

Demand
Current Stock
Surplus/Deficit

<$625

$625-1,250

$1,250-1,875

$1,875-2,500

>$2,500

34%
14%
-19%

37%
65%
+28%

17%
20%
+2%

6%
1%
-5%

6%
0%
-6%

FUTURE DEVELOPMENT INCOME/VALUE SPLIT OF RENTERS
$75,000-99,999, 6%
$1,875-2,500

EXISTING RENTAL UNITS BY RENT

>$100,000, 6%
>$2,500

$75,000-99,999, 12%
$1,875-2,500
$50,000-74,999, 20%
$1,250-1,875

>$100,000, 0%
>$2,500
<$25,000, 14%
<$625

$50,000-74,999, 17%
$1,250-1,875
<$25,000, 35%
<$625

$25,000-49,999, 37%
$625-1,250

$25,000-49,999, 65%
$625-1,250

source: LSA (future indicates 2038 forecast), U.S. Census 2016 ACS estimates
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The 20-year housing gap shows equal demand for product type.

As staff, leadership, and appointed/elected officials make decisions on future housing
developments, these 3,300 units are critical to ensuring that the Town is able to attract and
retain residents, employees, and investments over the long-term.

FUTURE HOUSING GAP

Demand
Future Inventory
20-year Gap

Total

Single-Family

Multi-Family

5,095

2,760
1,131
-1,629

2,335
574
-1,761

1,705
-3,390

Single-Family

Multi-Family

54%

46%

Owner

Renter

Owner

Renter

33%

21%

11%

35%

<$25,000

11%

37%

12%

31%

24%

$25,000-49,999

36%

24%

40%

45%

$50,000-74,999

26%

22%

15%

15%

$75,000-99,999

12%

9%

13%

5%

>$100,000

15%

8%

19%

5%

37%
20%
9%
10%

33%

21%

11%

35%

5,095

FUTURE DEVELOPMENT SPLIT
These percentages are meant to
be a guide, not a hard and fast
rules, that can be used by staff and
leadership to make more informed
housing decisions.

Of the 5,095 units (demand), approximately 1,705
(future inventory) have already been approved by
the Town. The remaining 3,390 units (20-year gap)
are where the Town can have the greatest impact
on type, price, ownership, and location.

Total

Total

source: LSA (future indicates 2038 forecast); MetroStudy Q3, 2018; Town of Plainfield
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Key Takeaways

1. The Town in permitting new housing in alignment with future product
type needs.
2. There is likely a need to diversify both rental and ownership options
based on Regional and Town community preference survey results.
3. Location, access to amenities, and development types will affect
Plainfield’s competitiveness with surrounding Indianapolis suburbs.
4. Demand is greatest at the far ends of the housing spectrum - lowercost and higher-end housing.
5. New lower-cost housing will likely require subsidies to support
development.

Future Housing Needs
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Section 03

FISCAL IMPACTS OF DEVELOPMENT

At a high-level, the fiscal impact analysis compares various types of development and
their affect on the Town’s finances. The evaluation of low, mid, and higher density
developments is based on the realities of development in Plainfield. This also includes
a hypothetical build out of undeveloped residential land to understand the future
implications of today’s housing development decisions.

HOUSING STRATEGIES

Leveraging previous analyses and conversations with the Steering Committee, a series
of shorter-term housing strategies are presented. These high level strategies are
meant to inform and guide decisions by Town leadership and staff in regards to future
residential, economic development, and quality of life investments in Plainfield.

Housing Strategies
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There is demand for over 5,000 housing units.

Given today’s workforce and commuting conditions, Plainfield is expected to experience demand
for over 5,000 housing units over the next 20 years.

Multi-Family

54%

46%

Owner

Renter

Owner

Renter

33%

21%

11%

35%

<$25,000

11%

37%

12%

31%

24%

$25,000-49,999

36%

24%

40%

45%

$50,000-74,999

26%

22%

15%

15%

$75,000-99,999

12%

9%

13%

5%

>$100,000

15%

8%

19%

5%

37%
20%
9%
10%

33%

21%

11%

35%

5,095

FUTURE DEVELOPMENT SPLIT
These percentages are meant to
be a guide, not a hard and fast
rules, that can be used by staff and
leadership to make more informed
housing decisions.

Single-Family

Total

Total

source: LSA
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Plainfield is on the right track.

Looking at past trends over the last decade, Plainfield has been building the right amount of
housing. Subtle changes to product type, price point, and development patterns will make the
Town’s housing stock more competitive in the Indianapolis Region.

FOR SALE
# units

Split

Jobs

Supply

Past construction
keeping up with market
demand – building the
right number of units

Past construction aligns
well with future needs in
terms of overall product
type – single-family vs.
multi-family split

Plainfield is a job center
and attracts people from
all over the region for
employment.

Variety of housing values
exist, but current for-sale
and new construction
market is tight for lowand moderate-income
workers and households

source: LSA and Greenstreet analysis
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But new housing requires a thoughtful, strategic approach.

To support the workforce and residents that call Plainfield home, new housing must adapt to
changing needs and preferences. More rental housing is needed to support people who choose to
rent and those that must rent because of their finances.

Housing Recommendations
Build More “rental” Housing

including both multi-family and single-family options.

Continue to build 50/50 split

of multi-family and single-family housing products.

Build More “moderate value” Housing

to meet majority of new demand for homes under $262,500 or rents under $1,875.

Increase production of “lower cost” housing

Support some “high value” housing

including homes under $175,000 and rents under $1,250.

but keep in mind some may live in moderate and lower cost housing as a choice.

source: LSA and Greenstreet analysis
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New Development Should Occur Across the Entire Spectrum.

A successful community offers a variety of housing and neighborhood choices. When a
community does not provide the right types of housing there are consequences that go beyond
losing population and talent, extending into business attraction/retention and service delivery.

COMPACT, WALKABLE

Potential

Under Supply

Nickel Plate District

RESIDENTIAL-ONLY

MIXED-USE

Oak Park

Potential

Over Supply
RURAL, LOW DENSITY

source: Greenstreet
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Housing diversity is important to the City and Employers.

Having housing choices for all types of households can help with economic stability during
market downturns, increase municipal revenues, and help in attracting and retaining talent.

MUNICIPAL REVENUES LOST

$
$

TALENT ATTRACTION HARDER

VOLATILE HOUSING CYCLES

Skilled Labor

Stability

$

10x revenue
per Acre

#1 Relocation Factor
for Businesses

Diversity Provides
Protection

Smart growth development generates
10 times more tax revenue per acre
compared to conventional suburban
development. A recent Indianapolis
study by Smart Growth America
found that typical drivable suburban
development, composed mainly of
single-family homes can actually
generate negative net fiscal impacts.

Companies across the U.S. are moving
to and investing in walkable downtown
locations, in large part because these
places help to attract and retain talented
workers. Ideal neighborhoods amenities
include a wide range of home types that
allow them to be affordable to employees
of all income levels.

Municipalities with monotonous,
undifferentiated housing stock suffered
more value decreases during the recent
recession in 2008. As demographic
groups slowly shift preferences over
time, a mix of housing types allow a
city to retain these households, and
stabilize resale values.

source: The Fiscal Implications of Development Patterns: Indianapolis, 2016; Amazing Place: Six Cities Using the New Recipe for Economic Development, 2016; Core Values:
Why American Companies are Moving Downtown, 2015
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smarter, more efficient neighborhoods save money.

Land development and infrastructure cost of efficient development can be up to one-third less
and save 10 percent on on-going delivery of city services, including police, ambulance, and fire
services. Additionally, municipalities can generate 10 times more tax revenue per acre.

FISCAL BENEFITS OF COMPACT, WALKABLE DEVELOPMENT

$
$

$

10x revenue
COMPARED TO TRADITIONAL
SUBURBAN DEVELOPMENT

“

10% savings
ON-GOING DELIVERY OF
MUNICIPAL SERVICES

1/3 less
UPFRONT LAND
DEVELOPMENT &
INFRASTRUCTURE COSTS

DEVELOPMENT PATTERNS HAVE A HUGE EFFECT ON THE FINANCES OF A TOWN OR CITY. The cost
of infrastructure like roads and sewers, as well as services like fire departments, ambulances and police are major
budget items for any municipality, and decisions about development patterns can raise or lower the cost of these
services. These choices have significant implications for public budgets in communities everywhere.

source: Source: Smart Growth America, The Fiscal Implications of Development Patterns Indianapolis, IN, 2015; Smart Growth America, Building Better Budgets, 2013
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What are the economics in Plainfield?

Discussions have focused around the idea that development should “pay for itself,” with the
assumption that large lot sub-urban development are the only option. By exploring development
in Plainfield, the economic efficiencies or inefficiencies can be better understood.

SMITH ROAD

Suburban
Residential

Suburban
Residential
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source: Town of Plainfield, Mapbox
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The density of a neighborhood affects its look, feel, and function.

Current development patterns of a typical large parcel development align with the “low
density” option, but often at an even lower density. While mixed-use development has occurred in
Plainfield, very little has been both mixed-use and compact, walkable.

DEVEVLOPMENT OUTCOMES AT BUILD-OUT
Low Density
Sub-Urban

Medium Density
Sub-Urban

Compact
Development

Total Units

160

480

1,600

Single-Family Detached

104

312

240

Single-Family Attached

8

24

400

Multi-Family Units (for-rent)

24

72

480

Multi-Family Units (for-sale)

24

72

480

Total Gross Acres

80

80

80

2

6

20

404

1,213

4,021

40,000

40,000

40,000

Net Residential Density
Population
Commercial Square Feet

source: Greenstreet analysis
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Compact Development generates over 7 times more benefit.

Utilizing the same 80 acres, the “compact development” scenario generates approximately $15,000
more annually (per acre). On just that site alone, that represents $1.2 million greater net fiscal
impact to the town each year.

PER ACRE NET FISCAL IMPACT BY DEVELOPMENT TYPE
net fiscal impact

$25,000

$20,000

$17,306

$15,000

$10,000

$5,000

$6,536
$2,352

$0
Low Density
Sub-Urban

Medium Density
Sub-Urban

Compact
Development

source:
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Compact Walkable Development creates long-term sustainability.

Annexation, extension of infrastructure, and long-term maintenance costs make lower density
development not only a costly prospect to the town, but consumes land a much faster rate. The
sub-urban option could be absorbed in just over 5 years, versus 50 years for the compact.

BUILD-OUT OPTIONS UNDER LOW AND HIGH DENSITY SCENARIOS

Sub-urban
Development

787

with limited housing
types and low densities

1,574

$1.5M

new housing units

annual net
fiscal impact

acres of
undeveloped
residentially
zoned land within
the Town of
Plainfield

Compact
Development

with a mix of housing
types and higher densities

15,740

$17.8M

new housing units

annual net
fiscal impact

source: Town of Plainfield, Greenstreet analysis
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New housing must respond to the needs of the changing workforce.
Compact, walkable development does that and
PROVIDES COST EFFECTIVE SERVICE DELIVERY
GENERATES MORE TAX REVENUE PER ACRE
RESPONDS TO AN UNDERSERVED PORTION OF THE MARKET

WHAT EARLY ACTIONS CAN PLAINFIELD TAKE TO MORE
SUCCESSFULLY DELIVER THE HOUSING TYPES, PRICE POINTS,
AND CHOICES THEIR COMMUNITY NEEDS?

Housing Strategies
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Housing Goal #1

Create a clear vision for the housing product and neighborhood types
the community and leadership desire.
STRATEGY 1.A
Explore the provision of subsidies and/or incentives (financial and regulatory) to
help “prove” the market for new products and development patterns and promote
creativity within the builder community.
Comprehensive Plan

Background & Findings

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 1.B

•

~85% of new single-family units
(last 12 months construction)
priced between $150-250,000

•

Over the last five years, duplex
and condos account for less than
5% of building permits each year
and have limited pipeline

STRATEGY 1.C

Majority of apartment complexes
built in the last decade have
150+ units

Engage the developer and builder community in on-going round-table to discussions
to disseminate information related to the findings of the market study and the Town’s
vision for housing development.

•

Explore the provision of financial and/or development incentives to encourage more
inclusive communities (mixed-income and mixed-product type neighborhoods.)
Comprehensive Plan

Comprehensive Plan

Downtown Redevelopment Plan

Downtown Redevelopment Plan

Economic Development Plan

Economic Development Plan

STRATEGY 1.D
Work with existing or new developers/builders to increase the production of purposebuilt for-rent single-family product.
Comprehensive Plan
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Case Study

S.M.A.R.T. Housing
CITY: Austin, TX
LEAD ORGANIZATION: City of Austin
IMPLEMENTING PARTNER: Private Sector
FUNDING SOURCES: Reduced Development Fees
TIMELINE: 2000 - ongoing

CHALLENGE
The regulatory barriers, cost of living, housing construction costs, and other market
pressures were causing rapid increases in housing prices. Austin was facing an affordable
housing crisis and needed to respond with a strategy to incentivize affordable housing.
SOLUTION
Austin created the S.M.A.R.T housing program to give incentives to developers that met
a certain criteria when building homes. S.M.A.R.T. housing developments had to be safe,
mixed income, reasonably priced, and transit oriented. If the development complied
with the criteria, the developer would be eligible to receive a waiver of thirty types of
development related fees including land development fees (zoning, subdivison, site plan),
building permit and inspection fees, and subdivision construction inspections.
OUTCOMES

Key Outcomes

21% OF ALL SINGLE-FAMILY
BUILDING PERMITS
(in 2004)
25% INCREASE IN RATIO
OF AFFORDABLE UNITS TO
HOUSEHOLDS UNDER 60% AMI
(in 2001-2004)

in 2004, 21 percent of all building permits issued for single-family residences in Austin
were S.M.A.R.T housing. The program has continued to expand each year. A survey
indicated that between 2001 - 2004, the ratio of units affordable to families at or below 60
percent AMI (area median income) increased by more than 25 percent.

source: SMART
Housing Report, 2011
Housing
Strategies
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Housing Goal #2

Streamline internal processes and regulations to ensure desired
product and price points are built.
STRATEGY 2.A
Evaluate and adjust permit and new construction data collection and analysis to allow
for year to year comparisons and updates to the 2018 housing study.

Background & Findings

Comprehensive Plan

•

Segregated land use patterns.

•

Much of new development
occurring in single-use projects.
All projects approved since 2016
(one pending) have been for R-2,
R-3, and R-4 zones.

•

•
•

Residential uses (including PUD)
make up 36 percent of land in
Plainfield. Single-use residential
areas (R-1 through R-6) account
for 23 percent of land.
Building height in all residential
zones capped at 35 feet
Lot sizes range from 1/10 of an
acre to just over 2/3 of an acre.
That equates to an estimated
density of 1.5 to 9 units an acre
allowed by right.

Economic Development Plan

STRATEGY 2.B
Evaluate zoning, development, and infrastructure standards to ensure alignment with
larger market and local consumer preferences.
Comprehensive Plan

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 2.C
Update regulatory standards that do not allow by-right development of desired
housing and neighborhood types.
Comprehensive Plan

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 2.D
Evaluate tiered impact fees to encourage development and redevelopment near
existing services, amenities, and infrastructure.
Comprehensive Plan

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 2.E
Explore the use and development of an impact analysis model to understand how
new development will impact town services and operations.
Comprehensive Plan

Housing Strategies

Downtown Redevelopment Plan

PLAINFIELD HOUSING STUDY

Downtown Redevelopment Plan

Economic Development Plan

greenstreetltd.com

67

Case Study

Tiered Impact Fees, Sprawl Prevention
CITY: Albuquerque, NM
LEAD ORGANIZATION: City of Albuquerque
IMPLEMENTING PARTNER: Private Sector
FUNDING SOURCES: Regulatory Changes
TIMELINE: 2005 - ongoing

CHALLENGE
The City of Albuquerque was struggling on how to incentivize a larger share of building
to occur in the centrally located areas and limit sprawl development. Without taking
action, sprawl would raise the cost of public services, increase traffic, and contribute more
pollution to the environment.
Fee Structure

SOLUTION
A zone-based impact fee program was implemented to incentivize more compact
development, use existing infrastructure more efficiently, and encourage infill and
redevelopment. Different impact fee ranges were applied to each to each zone (see
sidebar on right.) Fees are based on the homes characteristics: drainage fee (lot size),
transportation/recreation/safety (sq.ft.), and the location of the development (in the three
zones).

CORE ZONE: $1,370 (max rate)
INTERIOR ZONE: $5,537 (max
rate)
FRINGE ZONE: $9,480 (max rate)

OUTCOMES
Results of the program included evidence of guiding the geographic distribution of
permits across Albuquerque to more development within the core zone. An overall
cost savings from more efficient use of existing infrastructure and mitigation of urban
sprawl. The City was able to validate the importance of infrastructure cost differentials in
fee programs and show that a regional approach is more effective to avoid spillover to
adjacent communities.
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Housing Goal #3

Leverage Plainfield’s business community to support talent attraction
and local economic development efforts.

Background & Findings

STRATEGY 3.A

•

25,000+ daily commuters to
Plainfield

•

Less than 3,000 workers live and
work in Plainfield

•

Demographics of commuters in
to Plainfield:

•

•

47% make between $1,251 to
$3,333 per month

•

53% are between ages 30 –
54; 31% are 29 or younger

1,200+ businesses and 27,000+
employees

Housing Strategies

Develop a stronger partnership with employers to collect workforce demographics
and housing needs. Regularly engage employers through a new employer-roundtable
or through the existing HR Squared group to better understand the housing needs of
employers and employees.
Comprehensive Plan

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 2.B
Work with large employers to develop an employer-assisted housing program that
incentivizes people to live and work in Plainfield.
Comprehensive Plan
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Economic Development Plan
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Case Study

Anchoring Revitalization
CITY: Indianapolis, IN
LEAD ORGANIZATION: Indy Chamber
IMPLEMENTING PARTNER: INHP
FUNDING SOURCES: Lilly Endowment, Anchor Institutions
TIMELINE: 2017 - on-going

CHALLENGE
Anchor institutions face growing challenges with employee attraction and retention at
all levels of employment. Some of those challenges are internal to the organization benefits, pay, career opportunities, while others are external - including neighborhood
safety and conditions off-campus. A group of Indianapolis anchors acknowledged
those challenges and worked with the Indy Chamber and INHP to develop a solution
that would start to address both aspects of this complex challenge.

Down Payment Assistance

With the intention of attracting employees
to live close to where they work, the
program offers down payment assistance
to employees who were buying a home
within a prescribed geography. These
forgivable loans, which varied from $10,000
to $24,000, were made available at closing,
and forgiven over a five-year period as
long as the employee continued to occupy
the residence and remain employed with
the anchor. Within the first year, over 700
employees expressed interest in the
program and 18 completed the process and
closed on homes.

SOLUTION
Since having a safe and desirable neighborhood outside their front doors is becoming
increasing important for talent attraction and retention, this program allows anchors to
find a shared value solution for themselves, and also the community around them. The
Anchoring Revitalization program incentives employees to live close to where they
work. The proximity has a positive effect on retention and employee satisfaction, but
also has a stabilizing effect on the neighborhood and its residents.
OUTCOMES
Over $1 million was committed by INHP and the participating anchors in the pilot
round. During that round, 14 institutions participated and closed on 18 home purchases
or repairs. Based on the first round’s success and growing interest, the program has
been expanded for another round of funding. One unanticipated outcome was the
high number of employees who enrolled in one of INHP’s many homebuyer education
and financial literacy classes. These individuals and families are now on the road
to homeownership and are likely candidates for additional funding rounds of the
program.
source: INHP,
Greenstreet
Housing
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Home Owner Repair Assistance

Home Owner Repair Assistance: In order
to help retain employees already living
nearby, the program offered home owner
repair assistance. These were given as
reimbursement for eligible exterior repairs,
ranging from $5,000 to $12,000, also
forgiven over a five-year period as long
as the employee continued to occupy the
residence and remain employed with the
anchor. This program helped 13 employees
in their first year.
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Housing Goal #4

Define the Town’s role in affordable and workforce housing
development production.
STRATEGY 4.A
Explore the concept of trade-offs – density bonuses, infrastructure support, tax
incentives, or other development incentives for including lower cost units within a
proposed market-rate developments or payment into an affordable housing fund.
Comprehensive Plan

Background & Findings
•

•

•

24% of future demand is for
housing below $87,500; an
additional 37% is for homes
priced between $87,500 $175,000
35% of new rental demand is for
units under $625 (avg. rent is
>$900)
11% of new ownership demand
is for units under $87,500; 47%
(inclusive) of new owner demand
is for units below $175,000

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 4.B
Leverage the newly formed Plainfield CDC to act as a housing developer utilizing
federal, state, and local dollars to subsidize the construction of lower cost housing.
Comprehensive Plan

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 4.C
Utilize Town-owned property to reduce the cost of delivering lower cost housing.
Comprehensive Plan

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 4.D
Work with employers and community-based organizations to develop new sources of
funding and financing to increase affordable home ownership options.
Comprehensive Plan

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 4.E
Develop affordable and workforce housing near amenities and jobs to reduce
transportation costs and allow people to buy more home and spend more locally.
Comprehensive Plan

Housing Strategies
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Economic Development Plan
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Case Study

Lease-to-Own
CITY: Indianapolis, IN
LEAD ORGANIZATION: NNDC
IMPLEMENTING PARTNER: NNDC
FUNDING SOURCES: CDBG, HOME
TIMELINE: 2014 - on-going

CHALLENGE
NNDC serves the neighborhoods of Crown Hill, Meridian Highland, and Highland Vicinity. These neighborhoods have suffered from years of
disinvestment and abandonment leading to a non-functioning market. While the neighborhoods offer an abundance of “affordable” housing
choices, the majority of those homes are costly to maintain, unsafe, and do not appeal to the market. In addition to a lack of supply, there is
a continual need for high quality, safe affordable homes for working families. Many of these families do not have the savings or credit-worthy
status to purchase a home.
SOLUTION
To help create new supply and homeownership opportunities for those unable to qualify for a traditional mortgage, NNDC created a leaseto-own program that pairs interested buyers with new constructed homes. As part of the program, participants work with the Indianapolis
Neighborhood Housing Partnership to improve their financial standing and prepare themselves to become homeowners.
OUTCOMES
Since the start of the program, NNDC has helped several families realize their goal of homeownership through the lease-to-own program while
creating new homes that have jump started the market. The private market has responded by rehabilitating and building new homes in the areas
where NNDC has focused their new home construction.
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Housing Goal #5

Identify locations within the town to develop or expand existing
compact, walkable places.

STRATEGY 5.A

Background & Findings
•

•

•

Evaluate zoning to understand which zones allow by-right development of compact
mixed-use, mixed-product, and mixed-income development.

Greater desire from Plainfield
residents for suburban mixeduse communities (compared to
Hendricks Co. and region)

Comprehensive Plan

MU zone allows by-right the
inclusion of multiple uses, but
no land has been zoned. Urban
residential allows for a variety of
product types (SFD, SFA, and MF)
to coexist, but again no land has
been zoned.
Areas targeted for mixed-use
development:
•

Downtown

•

Perry Crossing area

•

Along connected trails

Housing Strategies

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 5.B
Leverage the redevelopment work occurring in Downtown to create new housing
options in an existing compact, walkable neighborhood.
Comprehensive Plan

Downtown Redevelopment Plan

Economic Development Plan

STRATEGY 5.C
Identify locations near existing amenities, jobs, and infrastructure for future
development and/or redevelopment of compact walkable places. Proactively rezone
those locations to encourage mixed-use development.
Comprehensive Plan
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Economic Development Plan
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Case Study

Nickel Plate District
CITY: Fishers, IN
LEAD ORGANIZATION: City of Fishers
IMPLEMENTING PARTNER: Private Sector
TIMELINE: 2013 - on-going

“

Locating our company where our employees want
to live, work and play is an important factor in
our talent strategy,”
--

First Internet founder and CEO David Becker

CHALLENGE
The City of Fishers understood that to remain competitive in Indiana, they needed to create a place that would function as a “downtown.” This
place needed to provide residents and visitors with a “sense of place” and an area to gather.
SOLUTION
The City created a series of public-private partnerships to accelerate the development and redevelopment of publicly-owned land in master
planned Nickel Plate District. The industrial-inspired campus bound by Nickel Plate Road, North Street, Maple Street, and South Street
leveraged City-owned land and city leases to help jumpstart development in the planned compact core. For catalytic projects, the City provided
development incentives including assistance covering the cost of structured parking, waiving development fees, and transferring City-owned
property to the private sector to facilitate the types of development the City desired.
OUTCOMES
Since the start of the first project in 2013, hundreds of millions of dollars invested to create new public spaces, multi-family residential, attached
single-family, structured parking, office, start-up space, retail, and a new hotel.

source: IBJ, Strategies
Browning Plans $157M Mixed-Use Development
in Downtown
Fishers.
December 4, 2018; IBJ, How Fishers created a downtown almost
overnight, January 4, 2019 74
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