In March 2020 Floyd County sought to analyze the future housing needs through
understanding community, economic and social needs – both at that time and
predicted in the future. As part of the evaluation, the County hoped to
determine the need for housing options. In this analysis, PCRD delves into
affordability, area median income (AMI) profiles, and housing needs based on
age projections. However, and understandably, the definition for “affordable” in
relation to the economic conditions in Specific population housing needs, such
as senior housing, also needed evaluation. Once those needs were understood,
PCRD identifies potential Smart Growth policies which may be adopted by the
County to ensure sustainable development in the future. Floyd County also
sought to evaluate the best possible geographical locations for the various styles
and types of housing alternatives.
Floyd County faces considerable identity challenges ahead as seeks to find a
balance between the pressure to grow and preserve its rural character. As the
Louisville metropolitan region continues to grow, Floyd County will continue to
experience pressure to expand its housing stock as it has sought-after schools,
affordability, pastoral beauty, and easy access to numerous amenities.
Affordable, quality housing is an integral part of economic development as the
region will not be able to prosper without housing that is close to jobs. A healthy
housing market is one that offers options for residents of all income levels and
stages of life. Thus, this study focuses on what is needed for Floyd County to
have a healthy and diverse housing market.
The original proposal recognized that there is an immediate need for
information related to a longer-term issue presented by its location within the
growing Louisville metro area. As a community with a highly rated school district,
land available for development, and a location adjacent to a major regional
employment center, Floyd County is likely to experience continued pressure for
housing in the near future.
Development of the Study
The Floyd County Housing Study included several focus groups centered on
geographic areas of the county. These focus groups helped to define and
narrow the issues faced by Floyd County pertaining to growth challenges within
its townships. Building on the focus group input, this study uses a wide variety of
data sources to draw attention to the housing issues present in each township.
As with many counties in the state of Indiana, housing is a cross-cutting issue that
effects workforce availability and quality of life. Using a combination of
quantitative and qualitative analytical techniques, PCRD have positioning
communities to identify opportunities and strategies that will help increase Floyd
County to understand the existing supply, and identify a way forward.
In support of this effort, focus groups were held September 2020 virtually that
explored a wide range of factors contributing to the challenging housing
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situation in Floyd County. The scope of the housing situation data gained
greater depth by conducting these intensive focus groups concentrating on
four locations in the County: New Albany, Greenville, Georgetown, and Floyds
Knobs.
Median Household Income
The following section provides a detailed assessment of household income and
how it related to what homes people purchase in in Floyd County. For most
households, an owner-occupied home will be 2.5 times the household’s annual
income. Housing costs associated with more than three times a household’s
income are at higher risk of foreclosure and financial overextension.
The Louisville metro area, including Floyd County, has a median household
income of $77,500.
Figure A:

(“Median Family Income Calculation Methodology”, 2021)
Income Limits | HUD USER. (2020). U.S. Department of Housing and Urban Development.
https://www.huduser.gov/portal/datasets/il.html

Housing costs over three times a household’s income may cause them to
consume over 30% of a household’s gross monthly income. This makes it more
difficult for buyers to find affordable housing, save an adequate down payment
for a new home or qualify for financing.
On the other hand, housing with values less than two times a median household
incomes may also pose problems. Undervalued markets suffer from stagnated
home construction as the cost of construction are below the profit margins. The
County has a stable value to income ratio of between 2 and 3. However, the VI
Ratio is on the low side – indicating that there may be pressure put on the
market to trend upward as the affordability appears not to be stretched to the
maximum. This is likely occurring among higher income brackets.
Figure B: Median Costs and Value to Income Ratio
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$77,500

$165,700

$196,803

$1,250

$786

2.132.53

The Value to Income ratio indicates that housing, in some parts of the county,
may be on the verge of being undervalued. In addition, the ratios suggest that
there may be pressure to increase the values of homes in the County in the near
future because the market could bear it in a location driven by population
growth. In this situation, the maximum media value could increase to
approximately $231,000 with a VI Ratio of 2.99. This would indicate the property
market has the potential to increase 15% over the next few years as the Louisville
metropolitan region continues its population growth trajectory.
Changing Income Demographics
Like much of Indiana and the rest of the US, Floyd County has seen its share of
middle income residents shrink over the past two decades. The median
household income in Floyd County has dipped 4% between 2000 and 2018
based on inflation adjusted income. In addition, the mean household income
depreciated by 2.5% over the same period.
The change is likely a result of attracting residents with higher incomes, seniors
who lose a portion of their incomes upon retirement and the erosion of middle
class jobs. The corresponding Figure C, below, shows a growing number of
households in the higher income brackets.
This change may be the result of a higher proportion of Floyd County residents
receiving social security income and retirement income during this period. If this
is the case, than the proportion of working households also decreases and can
inhibit the County’s potential workforce pool.
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Figure C:

Figure D:

Individual and minor poverty rates have increased in Floyd County. In 2018,
individual poverty rate was 9.5 percent, or 1.7 percentage points increase from
2001. Minor poverty rates also increased from 10.5% in 2001 to 14.5% in 2018 in
Floyd County. Real median household income has fluctuated but increased by
$1,963 from 2001 to 2018. The real per capita income increased by $11,011 at
the same time.
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Figure E: Area Median Income Levels in Floyd County 2020
Extremely Low Income
30% AMI
Very Low Income
50% AMI
Low Income
80% AMI
Moderate Income
100% AMI
Moderate Income
120% AMI
Middle Income
140% AMI
High Income
170% AMI

$23,250
$38,750
$62,000
$77,500
$93,000
$108,500
$131,750

Income Limits | HUD USER. (2014). United States Department of Housing and Urban
Development. https://www.huduser.gov/portal/datasets/il.html

The AMI thresholds are key to understanding the affordability of housing relative
to workforce incomes. Those who earn 30% of AMI may be minimum wage
earners, part time employees, or those in entry level positions. People who earn
salaries at 50% AMI may include entry level professionals and tradespeople.
Figure F:

(National Housing Conference, Paycheck to Paycheck Database 2018)
(Paycheck to Paycheck. (2019, April 16). National Housing Conference. https://nhc.org/paycheck-topaycheck/)

The salaries shown in the Louisville Homeownership market delves into salaries for
a range of professions in the metropolitan area. The annual income shown in the
graph is needed to afford a house in the entire region and is not solely focused
on Floyd County. It does, however, show that single-person householders in the
County fall between 50% and 80% AMI categories for income. As a result, it
would be very challenging for them to find suitable housing in Floyd County.
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Figure G:
Population Change and Housing Demand
The County has experienced growth over the past
five years. It is expected to grow at a slow rate
between the years 2020 to 2035. This trend reflects
a similar trend in other metropolitan Indiana
counties in Southern Indiana such as those
surrounding the Cincinnati and Evansville regions.
It is also projected to grow at a similar pace to the
Bloomington, Indiana area.

Year
2015
2020
2025
2030
2035
2040

Total
76,761
78,826
80,355
81,345
81,787
81,751

Population
Growth
Rate
2.60%
1.90%
1.20%
0.01%
-0.01%

Affordability
Figure H:
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range
5,080

Affordable
Affordable
# of
Range for
# of
Total
Income
Range for
Owner Renter
Renter Affordable
Range
Owner Units Units
Units
Units* Units
Balance
$0-24,999
$0-49,999
775
$0-500
879
1654
-3426
$25,000$50,000$49,999
5,851
99,999
2283 $500-$999
4536
-1315
4506
$50,000$100,000$74,999
5,994
149,999
3812 $500-$999
6065
71
$75,000$150,000$1,000 to
$99,999
3,881
199,999
4775
$1,500
1,722
6497
2616
$100,000$200,000$149,999
4,110
299,999
5445 $1,500-1,999
205
5650
1540
$150,000+
3,625
$300,000+
3854
$2,000+
0
3854
229
(ACS Estimates 2019) (ACS Estimates 2018)*
US Census Bureau. (2019). Data Profiles. United States Census Bureau.
https://www.census.gov/acs/www/data/data-tables-and-tools/data-profiles/2019/
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Affordability across the county continues to be an issue. The data shows that the
number of units available for those households in the $0 to $49,999 income
range is low by a combined total of 4,741 units. This applies pressure to the
number of units available for household owners and renters in the $50,000 to
$99,999 income brackets who have a surplus of 2687 units and may push them
to search for housing in a higher bracket than is affordable to them. This upward
market pressure will continue until more housing is built for lower income
householders for both potential owners and renters.
Key affordability issues:
 An overall decrease in the proportion of residents earning 80 to 100% of
area median income likely indicates a need for increasing the availability
and/or accessibility of housing stock targeting households earning 80% to
100% of area median income. This would be housing targeted toward
residents making $62,000 and $77,500 per year. The homes in this price
bracket would range between $100,000 and $149,000. The corresponding
rental units for this income bracket would be the availability of 2 bed units
offered between $500 and $999 a month (which would also allow renters
to save some of their incomes for a future down payment).


Housing developments should also be targeted to households earning
within the 100% and 140% of the area median income. Corresponding
owner occupier homes would range between $194,000 and $270,000.
Renters would expect a 2 or 3 bedroom apartment, townhome or condo
for less than $2,000 a month.



It appears Floyd County does not offer many housing options for singleperson households. For instance, a 25 year old single person teaching in
Floyd County schools would earn approximately $40,000 a year. An
individual in this income bracket would likely find it extremely challenging
finding rental options in Floyd County.



It is unclear as to exactly why inflation-adjusted incomes are shrinking in
Floyd County. It could be due to an increase in the percentage of senior
citizen and single-person households in the County.
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Seniors and Projected Population Growth
The number of seniors in Floyd County has been rising since 2015 with
approximately 15% growth every five years in the percentage of residents who
fall into these age categories.
Figure I:

Year

65-69

70-74

75-79

80-84

85+

2010
2015
2020
2025
2030
2035
2040
2045
2050

3,059
4,068
4,551
5,096
5,060
4,425
4,284
4,152
4,470

2,187
2,740
3,597
4,032
4,531
4,520
3,968
3,853
3,742

1,692
1,889
2,335
3,050
3,432
3,875
3,879
3,422
3,338

1,443
1,281
1,459
1,782
2,325
2,634
2,983
3,010
2,674

1,279
1,484
1,486
1,571
1,759
2,137
2,487
2,878
3,133

Population Percentage
Size
Change
9,660
11,462
13,428
15,531
17,107
17,591
17,601
17,315
17,357

16%
15%
14%
9%
3%
0%
-2%
0%

(See Floyd County Data Snapshot for Population projections)
(US Census Bureau. (2014). Data Profiles. United States Census Bureau. https://www.census.gov/acs/www/data/datatables-and-tools/data-profiles/2014/)

Based on the population growth of this demographic age group, and with an
average household size of 1.6 persons (U.S. Bureau of Labor Statistics, 2014), and
a peak of 17,601 residents of this age group occurring in 2040, the projected
need for housing may be estimated. A conservative estimate would take the
2020 baseline of 13,428 residents and the difference between the 2040 project
to calculate the future need of housing units. Of course, it assumes that existing
housing needs have been met by the shifting demographics for the year 2020.
This growth projects an additional range of 1800 - 2,600* housing units by 2040
designed to appeal to who are those 65 and older. It does not mean that Floyd
County needs between 1800-2600 new homes in 20 years to meet the needs of
this age group. It does mean, however, that if Floyd County wants to encourage
this demographic to sell their existing single family residential dwellings to
younger generations, they will need substantially more options geared to senior
citizens. Given the demographic profiles, the majority of these units should be
developed over the next decade by 2030.
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An increase in the number of retirees concurrent with a decrease in median
income is another indication of the need for income-targeted retirement
housing. The increase in population, accompanied by an increase in median
and mean incomes, indicates an increase in demand for all services in the
county, notably retail and restaurant. The increase in the number of households
receiving social security could also indicate the future need for services
designed to allow seniors to remain in their homes, i.e. lawn care, maintenance,
in-home health care and/or adult daycare, among other services.
There are numerous types of options for senior communities including aging in
place, independent living, residential care homes, continuing care retirement
community (CCRC), assisted living, nursing home and/or skilled nursing facility.
The options which should be considered for development in Floyd County
depend on existing transit and walkability, the physical mobility levels,
community health patterns, presence of disabilities such as dementia and also
the income levels among senior citizens.
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Creation of a Housing Taskforce and Future Charge
Floyd County sought to evaluate the existing housing mix by understanding the
community both at that time and predicted in the future. Specific population
housing needs, such as senior housing, also needed evaluation. The County also
sought to evaluate the best possible geographical locations for the various styles
and types of housing alternatives based on the focus groups. Proposal The
original proposal recognized that there is an immediate need for information
related to a longer-term issue presented by the growing Louisville metro area. As
a community with a highly rated school system, land available for development,
and a location adjacent to a major regional employment center, Floyd County
is likely to experience continued pressure for housing in the near future.
A task force should be created to address the housing issues present in this
report. The goal of the program reported here was to build the capacity of the
Floyd County officials using specific data in combination with expert insights
from the Purdue Center for Regional Development with experience in issues
similar to those faced by this community. Potential members should be asked to
apply for a seat on the Task Force. In order to ensure the Task Force was
representative of the community, one member from each voting district, or
community, should be selected. Additionally, members were selected in order
to ensure gender balance, and diversity in income, education, age and
background. In addition to one voting member from each district, two youth
representatives from the local High Schools could be selected. The first step
would be to identify the county-based building codes and permissions for
development and work in conjunction with the planning staff from each
community to ensure policy alignment.
Smart Growth County-wide Housing Policy Recommendations
Providing a wide range of housing types in the same neighborhood, or new
developments, which is also close to shops, jobs, parks, medical care, and
schools helps people drive less and buy or rent housing that meets their needs
within their budget. For example, for a new single family development, require
that they set aside an area to build more compact patio homes for those who
want to age in place within the County. Providing a mix of housing throughout
the County also helps communities retain residents who want to age in place,
while attracting families who might have different housing needs. These types of
neighborhoods may engender more social interaction between people of
different backgrounds and incomes. Allowing for accessory dwelling units in
residential neighborhoods and more development downtown.
Smart Growth policies should be implemented by the County and aligned with
the adopted comprehensive plans documents. The best Smart Growth policies
foster the following points (Ewing, 2014, Smart Growth policies):


Counties reinvest in existing infrastructure and help rehabilitate historic
buildings.
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Neighborhoods in urbanized or town locations are designed to that have
homes near shops, offices, schools, houses of worship, parks, and other
amenities, communities give residents and visitors the option of walking,
bicycling, taking public transportation, or driving as they go about their
business.
Provide a range of different housing types makes it possible for senior
citizens to stay in their town or community as they age, young people to
afford their first home, and families at all stages in between to find a home
they can afford.
Think live, work and play in terms of providing a wide range of amenities in
your County. A high quality of life makes these communities economically
competitive, creates business opportunities, and strengthens the local tax
base.

Policy alignment should occur between the County and the cities located
within it. The policies should also embrace:










Mixed land uses
Compact building design
Walkable neighborhoods
Distinctive communities with a strong sense of place
Preservation of open space, farmland, natural beauty, and other critical
environmental areas.
Direct development towards existing communities
The provision of a variety of transportation choices for residents and visitors
Development decisions which are predictable, fair, cost effective and
transparent
Community and stakeholder collaboration in future development
decisions

Strategies which should be adopted and enacted throughout the county
include to preserve existing stock and support housing needs include:
Removing Barriers
Strategy 1: Expedited permit review and/or reduced development fees for
projects that incorporate affordable housing near existing town centers.
Strategy 2: Older adult housing developments receive expedited permit review
and/or reduced development fees
Introducing Development Incentives
Strategy 3: Incentives encourage owner investment in older or historic
apartment buildings or homes
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Strategy 4: Carefully evaluate building code requirements that increase
construction costs (such as requirements pertaining to exterior materials).
Strategy 5: Locate affordable housing in town centers to give residents easier
access to jobs, stores, services, and amenities
Strategy 6: Allow accessory units in single-family residential areas
Strategy 7: Allow age-restricted communities, including facilities with varying
levels of care
Strategy 8: Allow elder cohousing development and retrofitting buildings for
cohousing.
Strategy 9: Ensure that commercial and residential properties are accessible by
wheelchair
Strategy 10: Adopt codes that outline the concept of universal design in new
buildings, calling for features that allow everyone, regardless of age, ability, or
circumstance, to live in or use the building
Strategy 11: Adopt codes which allow for development of townhomes
Strategy 12: Adopt codes that allow two-family housing units
Strategy 13: Adopt codes that allow multifamily housing in villages and town
centers
Strategy 14: Adopt codes that allow manufactured homes in all zones where
residential uses are allowed
Strategy 16: Adopt zoning that encourages a mix of housing types and sizes to
accommodate households with a wide range of income levels
Strategy 21: Adopt zoning regulations that allow residential units by right in
commercial districts
Support Affordability and walkability
Strategy 22: Older adult housing developments should be encouraged in
locations where residents can reach shops, amenities, and services by walking
or taking transit
Strategy 23: Publicly owned land should be identified by the County which
could be used for affordable homes.
Strategy 23: Develop affordable homes near employment centers and with
walkability and the potential to sustain future public transit
Tax Support Mechanisms and Programs
Strategy 26: County and local government should offer property tax
abatements, rehabilitation funding, and/or other financial support to existing
mixed-income rental housing in return for a commitment to affordable rent
levels
Strategy 27: A property tax abatement program is introduced for lower-income
homeowners
Strategy 28: Affordable housing developments receive support applying for Low
Income Housing Tax Credits by the County.
Strategy 29: Homebuyer education programs are made available

13 | P a g e

Strategy 30: Provide support for nonprofit housing organizations that address
housing needs, affordability, provide education and training for renters and first
time homebuyers, etc
Strategy 31: A homeowner assistance program helps owners comply with code
enforcement requirements if they cannot afford to comply on their own
Strategy 32: A rehabilitation program should be established to invest funds in
older housing stock while preserving its architectural integrity.
Strategy 33: The local government encourages churches, civic institutions, and
local nonprofits to identify land they own that could be used for affordable
housing.
New Albany
The conversation pertaining to New Albany focused on several main themes:
the lack of available undeveloped land and older homes which require
renovation. Other issues which came up include the need for expanded student
housing, first time buyer homes, increased rental options, and affordable
housing for the most vulnerable people living in the county.
Priority areas for redevelopment should include an emphasis on walkability
throughout the town, access to public transportation options, the replacement
and increase of public housing. Several participants felt that older homes should
be rehabbed and released back onto the market to support first time buyers,
affordable owner occupiers and rentals. Funding for the rehabilitation of older
homes poses a challenge.
Policy Recommendations for New Albany
Develop a taskforce which focuses specifically on housing in the New Albany
area. The taskforce would be charged with identifying homes in the area which
could be rehabbed over the next 5 years to increase the availability of
affordable housing. Identified housing projects should include additional student
housing opportunities, first time home buyers (2-3 bed housing in the $100,000$150,000 price bracket), and brownfield development. The taskforce would seek
to raise money to rehab properties from local community foundations and state
grants.
Floyd County and the City of New Albany should also require sidewalks for any
new developments. Both entities should collaborate on improving the
pedestrian atmosphere and development proposals should be judged based
on site design and features which enhance walkability and access to public
transportation. Refer to New Albany’s Downtown Street Network proposal to
determine whether recommended benchmarks were achieved since its
publication.
Specific Recommendations for New Albany
Strategies 1: Focus on removing barriers for affordable housing development
Strategy 2: Expedite permit review and/or reduced development fees for
projects that incorporate affordable housing near the center of town
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Strategy 3: Housing for older adult housing developments should receive
expedited permit review and/or reduced development fees
Strategy 3: Incentives encourage owner investment in older or historic
apartment buildings or homes
Strategy 4: Carefully evaluate building code requirements that increase
construction costs (such as requirements pertaining to exterior materials).
Strategy 5: Locate affordable housing in near jobs and the center of town to
give residents easier access to jobs, stores, services, and amenities
Strategy 6: Allow accessory units in single-family residential areas
Strategy 7: Allow age-restricted communities, including facilities with varying
levels of care
Strategy 8: Allow elder cohousing development and retrofitting buildings for
cohousing.
Strategy 9: Commercial and residential properties should all be accessible by
wheelchair, which encourages “visitability” and access for all users
Strategy 10: Codes identify the concept of universal design in new buildings,
calling for features that allow everyone, regardless of age, ability, or
circumstance, to live in or use the building
Strategy 11: Ensure and/or institute codes which allow townhomes
Strategy 12: Ensure and/or institute codes which allow two-family housing units
Strategy 13: Ensure and/or institute codes which allow multifamily housing in
villages and town centers
Strategy 14: Older adult housing developments should be encouraged in
locations where residents can reach shops, amenities, and services by walking
or taking transit
Strategy 15: Zoning encourages a mix of housing types and sizes to
accommodate households with a wide range of income levels
Strategy 16: Local and County zoning regulations allow residential units by right
in commercial districts
Greenville
The focus group discussions about Greenville indicated that public utility
infrastructure improvements are vital to future housing development. Several
themes which emerged during the conversation revolved around access to
public sewers, broadband, and public transportation in this town. Further, the
group stressed the tension which exists as a rural environment, maintaining that
rural character and the pressure to grow. As such, the group determined that
housing affordability needed to be further delineated and policies adopted to
support senior housing and growth pressures in particular.
The County should seek development funds to upgrade and expand their sewer
system to accommodate future growth. The County would be better able to
sustain and support residential development in within designated growth areas
which has been successfully tethered to sewer infrastructure. The continued
development and proliferation of septic tanks will encourage low-density
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sprawl-like development, and have negative environmental consequences
since these systems are a non-point source for nitrogen, in the Ohio River.
Floyds Knobs
Floyds Knobs has also been experiencing pressure to grow lately, but that
development is stymied due to the lack of a public sewage system. A broad
discussion centered on the potential for senior housing at the Mount St Francis
site. In general, there was also agreement that there was a low supply of
housing across all price points in this community and also pressure to develop.
However, the existing community desires to preserve its rural character. For this
reason, the community should seek to rehabilitate existing properties to create
some affordable dwellings. Senior housing options should also be explored within
this community.
Floyds Knobs should consider implementing expedited permit reviews for senior
and age-restricted communities. There are two resources which will help Floyd
County going forward in its pursuit of balancing the character of their
communities and seeking to enhance the housing in their communities. The U.S
EPA has a number of resources on Smart Communities and building codes for
rural and suburban communities (see
https://www.epa.gov/smartgrowth/essential-smart-growth-fixes-communities for
more information) In short, Smart Growth policies in Floyds Knobs should be
grounded by three main principles:






The County should focus on defining where development should or should
not go can help a rural community encourage growth in town, where
businesses can thrive on a walkable main street and families can live close
to their daily destinations.
Policies that protect the rural landscape will, ultimately preserve open
space, protect the air and water quality, and provide places for
recreation.
Policies that support walking, biking, and public transit help reduce air
pollution from vehicles while helping to save money. For instance,
planned walking paths and bike trails help bolster local amenities, but also
create spaces for recreating.

Georgetown
The focus group on Georgetown honed in on affordability and the need for
policies to rehabilitate existing properties. The community experiences limited
housing stock coupled with increasing demand to grow as it is affordable
compared with the City of Louisville.
As renovation and rehabilitation funding is limited, the County should look to
establishing a revolving fund with the Community Foundation and seek other
entities who could help establish a local nonprofit, community development
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agency who specializes in the rehab and renovation of older homes (or
buildings such as the Wolf Hotel) to make them market ready for rent and
purchase. Other suggestions included offering incentives, or a streamlined
development process for developers of multi-family housing. Mixed income
developments were also suggested for this community; however, key
infrastructure improvements would be necessary such as roadway intersection
improvements coupled with walkability improvements (such as in-fill sidewalks).
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