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The state of Indiana suffers from a workforce housing shortage. The average new home price is out of 
reach for many Hoosiers who are the foundation of the state’s economic growth, and the problem is 
getting worse. 

Think of Columbus, Indiana. Columbus has an estimated population of 47,000 residents, and workforce 
housing may not be the first concern that comes to mind when you think about the issues it faces. 
However, Columbus is home to the headquarters of Cummins Engine Company, which employs over 
50,000 people worldwide. In 2017, instead of building a new distribution center in Columbus, Cummins 
made the decision to open the new center in Indianapolis. While this decision may not directly correlate 
to a shortage of housing options, Columbus’ mayor, Jim Leinhoop, realizes, and prioritizes, the 
workforce’s needs to have affordable housing options: 

“We believe that a community functions best when workers live nearby 
their work.  The reduction in commute times and the increase in 

community focus that result are valuable.  Because of that we are 
concerned about Columbus becoming a place where too many of those 

who work here cannot afford to live here.” 

Jim Lienhoop highlights the issues that the state of Indiana as a whole is facing. Many counties around 
Indiana, Marion County included, have regulations in place that limit the ability to efficiently build homes 
that are necessary for a growing workforce. Specifically, these regulations create challenges for utilizing 
manufactured housing as a tool for combating the workforce housing shortage. 

Manufactured housing offers advantages that traditional “site-built” homes cannot. Manufacturers, such 
as Clayton Homes in Wakarusa Indiana, have perfected the process of building large quantities of homes 
at scale by using cost effective methods, efficient production methods, and quality national building 
standards. However, outdated and archaic building codes in cities and towns across the state prevent 
manufactured housing from being adopted as a solution. A number of these manufactured homes 
producers, like Clayton Homes, are headquartered, or have factories located in Indiana. These innovative 
companies can help mitigate the workforce housing shortage, and in the process, help provide more 
capacity for jobs in Indiana. Instead, manufactured homes are being inadvertently discriminated against 
by out of date building regulations, and unfounded stereotypes. Rather than being regulated out of the 
market, Indiana needs to find ways to support its own local businesses, the manufacturers of 
manufactured homes, and update building regulations to take advantage of new, innovative, solutions. 
 

 

 



What is the Current State of Workforce Housing? 
  
Stable housing is the centerpiece of economic growth. In 2017, real estate and related services accounted 
for 21% of total GDP, the largest sector of the economy (U.S. Department of Commerce, 2019). This 
proves the intrinsic value of housing. A home fulfills the basic human need for shelter, and studies show  
that stable housing increases educational achievement for youth, promotes healthier lifestyles, benefits 
the community through economic development (retail, infrastructure, etc.), and reduces crime (Habitat 
Builds , 2016). Since the post-WWII recovery era, homeownership rates in the US hover around 65% 
making it the most common form of housing (Yun and Evangelou, 2016). 
  
Regardless of geographic location, housing affordability and availability is critical to the livelihood of all 
Americans. The affordable housing program, implemented by the Federal Government during the Great 
Depression and currently administered by the Department of Housing and Urban Development (HUD), 
has been a contentious program since its inception having garnered a negative connotation as an 
entitlement program. Affordable housing supports the disadvantaged in many ways including subsidized 
housing, project-based housing and housing for the elderly or disabled. 
  
Although some jurisdictions do not differentiate between “workforce housing” and “affordable housing”, 
the two terms are not synonymous. Workforce housing has garnered a favorable perception by providing 
housing at a reasonable cost for workers that form the backbone of rural and urban America. Programs 
designed to promote workforce housing started in 1974 when the Colorado ski towns of Telluride and 
Aspen faced a workforce shortage due to the sharply rising home and land values. To combat the housing 
affordability crisis, the City and County formed an authority to procure housing for residents of low, 
moderate and middle incomes, overcoming the surge in real estate prices (“APCHA: Current Employee 
Housing Guidelines”).  
 
In Indiana, the majority of new housing is financially out of reach for Hoosiers, an issue that is projected 
to increase in magnitude over the next 20 years. As the Indiana workforce changes, the lack of affordable 
housing to accommodate the workforce of the 21st century will force the State to forfeit economic gains 
that could have been accrued from these new jobs. 
  

What industries will drive future job growth in the Indianapolis region? 

 
The sub-baccalaureate workforce is a portion of the entire US Labor Force, integral to the economy and 
to its functioning. The sub-baccalaureate workforce includes participants in the US Labor Force without a 
Bachelor’s Degree and, according to the US Bureau of Labor Statistics, in 2016, over half of the labor force 
fell into the sub-baccalaureate workforce category (Brundage, 2018).  This population includes those 
without a high school degree as well as those with some post-secondary credentials such as a trained 
skill, certification or Associate’s degree from a trade organization, vocational school or a community 



college. Sub-baccalaureate workers can fill positions as carpenters, drivers, mechanics, healthcare 
technicians, administrative assistants, paralegals, dental hygienists and web developers.  
 
The ability to attract and retain these professionals is vital to the health of local economies. Firms across 
the country are battling to attract these workers and are struggling to fill open positions. Data available 
from Woods & Poole Economics, Inc. forecasts the Indianapolis region will add approximately 275,000 net 
new jobs over the course of the next 20 years, the majority of which are part of the sub-baccalaureate 
workforce (MIBOR, 2018). Lackluster wage growth for the sub-baccalaureate workforce paired with 
rapidly increasing real estate prices validates the idea that housing affordability will only become a 
greater issue over the next twenty years as the workforce evolves  (see Exhibit 1: Share of Workforce, 
Wages, and Attainable Housing by Industry). 
 

Can members of the future workforce afford a home at their given wage? 

 
Based on the most recent estimates available, the median sale price of a home in the Indianapolis-
Carmel-Anderson Metropolitan area is $165,000 (“Indianapolis IN Home Prices & Home Values”, 2019) 
and is projected to rise. A generally accepted rule of thumb for housing affordability, per the St. Louis 
Federal Reserve, HUD, Builders Association of Greater Indianapolis, and others, is that attainable home 
value is roughly equal to 3.5x the annual household wage. Therefore, in order to determine whether this 
median sale price would be attainable for the future workforce of the region, a deeper dive into the 
wages for these roles is required. 
  
Exhibit 2 constitutes a cross-reference of the Bureau of Labor Statistics Occupational Employment and 
Wages data for the Indianapolis region and the Woods & Poole net new jobs projections, with a good 
faith attempt to reconcile the occupational categorizations reflected in both sets of data. Doing so will 
help determine housing affordability for the future workforce and try to answer the question: “Who will 
be able to afford a home here?” 
 
The analysis reflected in Exhibit 2 relies on an estimate of 2,000 working hours per year to annualize the 
BLS Occupational Wage data, and the HUD benchmark of 3.5x annual household wage to calculate the 
estimated attainable home value. The red line in the exhibit delineates the median home price in the 
region. Using these benchmarks, it is estimated that over three-quarters of the future workforce is 
employed at a wage that will not easily support the purchase of a home in the region. The mismatch 
between wages and housing prices puts strain on Hoosier families which now are faced with making cuts 
in other areas of their family’s life including nutrition, education, healthcare and childcare. 
  
Not only are many Hoosiers priced out home ownership. In Indiana there is a lack of supply, especially for 
lower end and first-time home buyers. The 12-month moving average of housing supply in Indiana has 
been steadily decreasing since peaking in 2010, and the median home sales price has been increasing 
during that period.  Strong demand drivers like job growth and economic vitality in the state, pared with 



weak supply drivers such as high building costs and unavailability of land are causing lack of supply which 
is, in conjunction with favorable interest rates, constantly pushing home prices up (Kinghorn, 2018). 
 

How will the lack of affordable housing impact the economy? 

 
Unavailable housing slows economic growth. On a national level, an estimated $400B in GDP is lost over 
20 years when housing production does not keep pace with population growth in the US. The entire 
economy is affected when housing is under produced – job creation ignites a demand for housing, 
housing creates demand for supermarkets, public infrastructure, healthcare facilities, etc., all which puts 
more Hoosiers to work. Eventually the region becomes less competitive with its peers, continuing a cycle 
of difficulty attracting people, jobs and investments to the region (MIBOR, 2018). 
  
Workers who are unable to afford a home here in Indiana, would migrate to jobs in states where housing 
is more affordable and Indiana jobs would remain unfilled. The unrealized economic activity from these 
vacancies will not only translate to lost labor productivity, but would cascade downstream in the form of 
lost regional economic impact. The economy would forfeit all of the groceries that could have been 
bought, gas that would have been pumped, new clothes and school supplies that would have been 
purchased, and all the other innumerable ways in which one worker’s employment impacts the entire 
community they are a part of. 
  
Based on generally accepted estimates for labor productivity per unit, median wage data, and regional 
economic impact multipliers, this would translate to roughly a $2.5 billion dollar annual loss (within range 
of a conservative estimate of $1.9 billion and up to $3.2 billion per year) when extrapolated out to the 
state level Hoosier families will miss out on approximately $7.8 billion in economic growth. For the 
Indianapolis economy, over the next twenty years, this means Hoosiers can expect a nearly $50 billion 
loss due to the inability to accommodate housing for its workers (see Analysis in Exhibit 3). Currently, the 
Indianapolis region accounts for about $144 billion of the states total GDP and Indianapolis’s projected 
growth rate is around 1.8% over those 20 years. The $2.5 billion dollar loss from the lack of affordable 
housing in the area would all but consume the entirety of the region’s growth. (Susan Orr , October 7, 
2017).  
 

How Can Manufactured Housing Transform Cities? 

  
Manufactured homes have a unique advantage compared to traditional site-built homes (NA Zhao, 
August 17, 2015). Manufactured homes are required to be built to a nationally enforced standard (the 
HUD code), can be built within a week compared to a 7 month estimated timeline (NA Zhao, August 17, 
2015), and maintain value equivalently to site built homes. Most importantly, manufactured homes 
deliver more value at a lower cost to consumers and communities.  



 
The cost advantage of manufactured homes, compared to site-built homes, is substantial. The average 4-
bedroom, 3-bath site-built home is roughly $98,000 more expensive than a similar manufactured home - 
not accounting for property value. Consider the cost per square foot of a site-built home to a 
manufactured home. The average site-built home costs $107/ft2, whereas multi-sectional manufactured 
homes with similar floor plans cost $43-$51/ft2. Manufactured homes are half the cost to homeowners 
for a similar value. A 2,000 ft2 site-built home can add $112,000 to the mortgage; a premium which would 
cost homeowners an additional $524/month. 
 

How does manufactured housing achieve efficiencies which allow a home to be produced for 
half the cost?  

 
Manufactured homes are produced in a controlled environment.  The craftspeople are shielded from 
adverse weather conditions, work is localized so labor can be reallocated more efficiently, materials are 
utilized to minimize waste, and most importantly, a controlled and familiar setting minimizes safety risks. 
Compare that to a site-built home being constructed in the winter – there are safety concerns, weather 
delays, lack of productivity, all which drive the cost of the building up. In addition, manufactured homes 
follow both HUD and State home building codes compared to site-built homes, which only held to local 
and state codes. (Jovan, Wendy E; Joseph, W Benoy, Jul 1997)  
 
There is a fear that manufactured homes may adversely affect the value of surrounding properties. The 
valuation of site-built and manufactured homes in neighborhoods with both types of home has been 
studied.  Data on 159 homes was gathered from neighborhoods with both site-built and manufactured 
houses. Manufactured homes constituted 30% of the 159 total homes analyzed. Results showed that the 
property value of manufactured homes was increasing at a higher rate than the property value of site-
built homes. In addition, the study demonstrated that the presence of manufactured homes in 
neighborhoods with both housing types did not detract from the value of surrounding site-built homes. 
These findings indicate that 1) property assessors undervalue the price of manufactured housing and 2) 
the concern that manufactured homes bring down the value of surrounding homes is unfounded 
(Friedlander, 1999). 
 

Can Manufactured Housing work in an urban setting? 

 
Urban blight leaves random home lots in urban settings abandoned and condemned, quickly becoming a 
crime magnet as well as an aesthetic eyesore which is expensive to demolish and drags down surrounding 
property values. Due to the quick turnaround time, manufactured homes can fill these lots quickly with 
homes that are new and immediately livable instead of undergoing the planning and labor intensive 6-12 
month process required for a site-built home. Additionally, this quick turnaround time allows cities to 
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rebuild the tax base that comes with additional residents and improves property values in the 
surrounding neighborhood, further increasing the income potential.  
 
Manufactured houses can be designed to accommodate the needs driven by the parcel of land that will 
be used, local requirements and most importantly, the needs of the homeowner. Home layout is vital to 
the livability of the space for families and manufactured homes have a plethora of options available. 
Homeowners can select the quantity of bedrooms and bathrooms, size of the kitchen and other living 
areas, and preserve the functionality of the home that the owner needs. The structure will be designed 
with energy efficient HVAC and electric systems, sufficiently insulated exterior element, and can generate 
the curb-appeal of which a homeowner can be proud. Other amenities like garages, porches or 
basements can be included to add aesthetics or functionality to the property, if desired.  
  
Manufactured housing may not be the best solution for all markets, but given the clear benefits, there is a 
market for this product that should not be regulated against. 
 

What are the Zoning Barriers to Manufactured Housing? 

  
Manufactured housing as a solution to the affordable/workforce housing shortage is underutilized 
because of outdated local governmental regulations/ordinances, lack of public knowledge of the product, 
and inadequate market infrastructure (financing options, retailers, developers). 
  
The problem with misconceptions about manufactured housing flows over from the neighborhood 
associations and perceptions of local citizens into the ordinances set out by the municipalities. Overreach 
by local building departments, zoning boards borders on exclusionary zoning, forcing existing home and 
community owners into remarkably limited options. The restrictions being placed on the owners of 
manufactured housing is in violation of the Federal Fair Housing Law (HUD Govt, 2019). Based on the 
experiences the motivation appears to range from the following areas; revenue generation, housing 
discrimination, ignorance of HUD building code/ law and lastly a blatant desire to eventually eliminate 
Manufactured Housing communities from their town. See Exhibit 4 for examples of Indiana communities 
that have attempted to shut down manufactured housing.  
 

How does mortgage accessibility effect manufactured housing? 

  
In looking at manufactured housing as a solution to the dearth of affordable housing for the future 
workforce in the region, the means by which purchasers are able to finance their homes must also be 
examined. Since most consumers in the manufactured housing market are forced to rely on chattel loans, 
these borrowers are subject to far less favorable loan terms and fewer consumer protections than 
mortgages. Analysis by the Urban Institute of data from the Home Mortgage Disclosure Act determined 
that, on average, a chattel loan would cost consumers 4.4% more per year than the average mortgage for 

https://routeone-my.sharepoint.com/personal/mturnbow_routeone_com/Documents/Desktop/Economic%20White%20Paper%204.14.19%20PtP%20w%20comments.docx#_ftn1


manufactured housing. In most states qualifying for a mortgage would require the borrower to own both 
the land and the structure, so this would not be a universal solution. But in situations where that was the 
case, more than half the manufactured housing borrowers who owned the land still opted for a chattel 
loan. The primary reason attributed to this discrepancy is that chattel lenders are typically available on-
site where manufactured homes are sold, and some borrowers may not realize that a financing option 
with a lower rate is available. Per the Urban Institute (Ganesh and Goodman, 2018): 
  
“From a public policy perspective, it would be useful to explore whether states can make the titling 
process easier and less expensive for manufactured housing, perhaps with an expedited process as the 
state level. The reduced costs and greater protections could stimulate demand for manufactured housing 
and hence the production of these homes, adding units to the scarce supply of affordable housing.” 
 
 

Is there an answer? 

 
With any complex problem there is not a single simple solution. The state and federal government has 
tried find ways to help create a housing environment that makes housing affordable and attainable. 
While. programs like Section 8 housing and mortgage interest deduction attempt make housing more 
affordable, they are only available through government subsidies and simply push the cost of housing 
elsewhere. While manufactured housing is not a panacea for the workforce housing shortage it is one of 
the best options for affordable un-subsidized home ownership. Home ownership has long been a 
cornerstone of the American Dream and the positive externalities that come from affordable, stable 
housing cannot be overstated. State and local policy makers should be making every attempt to regulate 
in a way that allows its citizens to reap these rewards. When regulations are made that prevent the 
implementation of effective solutions the effects of workforce and affordable housing are compounded. 
The consequences of outdated and unfounded regulations against manufactured housing are ones that 
the State of Indiana cannot afford to face. 
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Exhibit 1: Share of Workforce, Wages, and Attainable Housing by Industry 
(Source: MIBOR) 
 

 
  



Exhibit 2: Housing Attainability for the Future Workforce 
(Sources: MIBOR, BLS) 
 

  



Exhibit 3: Economic Stress Analysis 
 

  



Exhibit 4: Zoning Barriers in Indiana 
(Source: IMHA) 
 
The following communities have all been cited by the IMHA as having specific bans that impact 
the use manufactured housing: 
 

Washington, Lebanon, Rochester, Madison County, Loogootee, Henry County, Brazil 
 
Some examples of ordinances or bans that add to the problem: 
 

• Refusing to install an electric meter after a passing electric inspection.  Reason: 
“House Uninhabitable”.   This was a typical home that needed power in order to 
start the rehab to get ready for future occupancy.   

 
• Requiring that no home can get moved into an existing manufactured housing 

community that is not a 14x70 i.e. 980 SF.  When asked about a smaller home, 
the city said a variance could be applied for but would probably not be approved. 
The city also demanded lot lines be defined and have setbacks of 10’ minimum 
for rear and side yards which is greater than State Board of Health 
requires.   The property is only one plat, therefore “property lines” must be 
subjectively determined in order to comply with their requirements.   This appears 
to be a blatant violation of Fair Housing Law and State Board of Health MHP 
Rules 

 
• Ban of any future land-lease manufactured housing community as well as 

manufactured homes for not being permitted in any district unless located in an 
existing mobile/ manufactured home park. 

 
• Ban of all future manufactured homes inside city limits 

 
• Manufactured homes banned from residential zones, must be zoned agricultural 

to allow manufactured homes 
 

• Application of a minimum size restriction to manufactured homes in land-lease 
communities, nothing smaller than 974 Square feet, which means smaller HUD 
approved homes cannot be allowed in the land-lease community. 

 
• Prohibition on filling vacant lots in state licensed manufactured housing 

communities (land-lease communities). Some cities will not allow homes to be 
placed on an empty lot in a land-lease community, if the individual lot has been 
vacant for more than six months. 
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