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Source: Indiana  Department of Workforce Development

Notes:  Pike County has experienced population decreases for the past several decades.
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Source: Indiana Department of Workforce Development and Anderson Partners LLC

Notes:  The population declines have reduced the number of housing units within the county .

FINAL  DRAFT
07-17-2024



4

0

500

1000

1500

2000

2500

3000

3500

4000

4500

2010 2015 2020 2025 2030 2035 2040 2045 2050

PO
PU

LA
TI

O
N

YEAR

Pike County Projected Population by AGE GROUP  2010-2050
0-4 5-19 20-24 25-44 45-64 65+

2024

Source: STATS INDIANA

Notes:  The only population segment to increase in the near term is senior citizens over 65 years of age.  Critical working age 
population show a slow decline for the coming decades.
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Notes:  Pike County acts as a regional “bedroom” community sending more residents to work in nearby counties than attracting workers to Pike 
County.  This indicates that workers find Pike County attractive to live in, and their commutes are not keeping them from living in Pike County.
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Notes:  Pike County unemployment rate has parallelled the State of Indiana over the past decade.
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Notes:  Over the past five years, Pike County industrial employment has been relatively steady with an increase in utilities due to significant 
presence of AES Indiana facilities within the county.  The presence of these higher salary utility jobs often skew average incomes within the county.
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Notes:  Pike County has experienced significant Total Per Capital Income growth.  The 2022 TPCI of $22,655 if just keeping up with inflation 
would be $36,854 by 2022, but that was exceeded by nearly $10,771 with 2022 TPCI of $47,625 (Stats Indiana).  While significant, recent 
research conducted by Pike County EDC indicated that much of the growth was in the utilities industry only and not distributed as broadly 
across other industry groups.
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Notes:  Recently, Pike County single family Sales Prices have steadily increased over the past couple years.
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Notes:  Pike County daily housing inventory has grown slowly and greater over the past year than the inventory of the State of Indiana per 
1000 households.
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Notes:  Pike County homes listing has mirrored Indiana over the past year but is not increasing per 1,000 households.
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45-Minute Drive Time Map

45-Minute Drive Time 

30-Minute Drive Time 

15-Minute Drive Time 

I-69 & SR 61 Interchange
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Source: ESRI / Anderson Partners

Notes:  Pike County is within a 45-Minute Drive-time Regional 
Market that has experienced flat to no growth in population.  But 
due to the decrease in household size over the past couple of 
decades, the regional market has seen a growth in housing 
demand (see page 13).  The importance of Pike County is that it 
is a “bedroom” county and sits strategically more or less halfway 
between Toyota and Crane which are two major employment 
centers within this regional market.
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HOUSING DEMAND MODELS for 45-Min, 30-Min, 15-Min Drive Times
 from I-69/SR61 interchange

REGIONAL LOCAL
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Source: ESRI / Anderson Partners LLC

Notes:  As indicated above, Pike County sits strategically as a bedroom community for a large 30- and 45- Minute Drive-time Regional 
Markets.  Therefore, using a drive-time market less than 30-minutes or only Pike County would indicate no or decreasing housing 
demand, but the reality is that Pike County sites in the center of a vibrant regional economy between Toyota and Crane.  Furthermore, as 
a “bedroom” commuter county, it is an attractive place to live within these regional markets.
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Source: ESRI

Notes:  Within the overall 30- and 45-
Minute Drive-time Regional Markets, 
the number of housing units  and 
grown slowly but surely over the past 
couple of decades.
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Source: ESRI / Anderson Partners LLC

Notes:  From 2023 to 2028, the number of households in higher income brackets will grow.  While lower income households will likely decline slightly 
but increasing costs of living will likely increase the income levels where affordability issued will be affected. Therefore, the market rate rental 
households will increase and so will the number of households who may seek to buy single family homes if incomes keep pace with inflation.   There is 
a growing demand for market rate rental and owner housing units.
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Source: ESRI / Anderson Partners LLC

Notes:  From 2023 to 2028, the number of households in higher income brackets will grow.  While lower income households will likely decline slightly, 
but increasing costs of living will likely increase the income levels where affordability issued will be affected. Therefore, the market rate rental 
households will increase and so will the number of households who may seek to buy single family homes if incomes keep pace with inflation.   There is 
a growing demand for market rate rental and owner housing units.
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Rural / Unincorporated Household SubmarketsTown / City Household Submarkets 

REGIONAL HOUSING MARKET/ WORKSHED
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Source: ESRI / Anderson Partners LLC

Notes:  Using ESRI, 
Tapestry Segmentation 
of the 45-Minute Drive-
time Regional Market, it 
is possible to isolate 
specific household 
groups who would desire 
small town living from 
those households who 
prefer more acreage for 
their housing sites.  
These household types 
are divided into Town/ 
City Household 
Submarkets and Rural / 
Unincorporated 
Household Submarkets.  
Others within 
households in gray will 
not be attracted to either 
town or rural settings to 
live.  The table shows the 
percentage of annual 
change for these 
household submarkets 
where some are growing 
faster than other 
submarkets.
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Source: ESRI / Anderson Partners LLC

Notes:  Using ESRI, Tapestry Segmentation of the 45-Minute Drive-time Regional Market and by calculating growth of each of the household submarkets, it is possible to estimate 
potential demand for each submarket household segment.  Using this analysis, it estimates that segmentation housing demand by owner-occupied and renter-occupied for each totals 
about 1160  for owner-occupied and 479  for renter-occupied from 2023 to 2028 or an absorption rate of 232 of owner-occupied and 96 units of renter–occupied units.
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Housing Development Strategies
• Assist local developers as currently doing who have capacity to complete a 

few housing units at a time. (Own / Rent)
• Assist local builders with subdivision development (Own)
• Assist with Housing Rehab due to age of owner-occupied homes (Own / 

Rent)
• Create a voluntary enforcement “good guy – Landlord” program to support 

maintenance of rental properties to code. Likely more SFR rental than MFR 
(Rent)

• Identify redevelopment properties in Petersburg downtown area and work 
with existing property owners on price points for developer purchase and/or 
assembly of real estate – City – Pike Co EDC (Rent)

• Possible greenfield multi-family opportunity near I-69/ SR 61 interchange – 
City – Pike Co EDC (Own / Rent)

• Downpayment assistance program / other credit enhancement for 
households in 80%-120% income range. Local bank collaboration  (Own)

• USDA Rural SFR/MFR programs  / IHCDA-LIHTC rental only (Own/Rent)
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SFR Housing Strategies by Submarket Household Type (OWN)
Submarket 
Households

Small local 
developer 
assistance

Local builder 
assistance 
subdivision HOTIF

Housing Rehab for 
Owner-occupied 
SFR

Down payment 
Assistance

USDA – Rural 
Housing Scattered 
Site Development

Savvy Suburbanites

Workday Drive

Green Acres

Comfortable Empty 
Nesters

Prairie Living

Midlife Constant

Rustbelt Traditions

Salt of the Earth

Southern Satellites

Front Porches

Traditional Living

Set to Impress

Small Town 
Sincerity
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Notes:  Using ESRI, 
Tapestry Segmentation of 
the 45-Minute Drive-time 
Regional Market, it is 
possible to identify based 
on income levels who may 
be eligible for specific 
types of housing 
strategies.
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MFR Housing Strategies by Submarket Household Type (RENT)
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Submarket 
Households

Small local 
developer 
assistance - TIF

Assemble real 
estate through 
City- Pike CO EDC 
for redevelopment

Housing Rehab for 
SFR Rental 
Landlords for  
affordable rent 
levels

City - Pike EDC 
pro-actively 
prepare greenfield 
MFR land near I-69 
/SR 61 interchange

USDA – Rural 
Housing Scattered 
Site Development

Savvy Suburbanites

Workday Drive

Green Acres

Comfortable Empty 
Nesters

Prairie Living

Midlife Constant

Rustbelt Traditions

Salt of the Earth

Southern Satellites

Front Porches

Traditional Living

Set to Impress

Small Town 
Sincerity

Notes:  Using ESRI, 
Tapestry Segmentation of 
the 45-Minute Drive-time 
Regional Market, it is 
possible to identify based 
on income levels who may 
be eligible for specific 
types of housing 
strategies.
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Key Housing Agency Websites for Reference
• https://www.in.gov/ihcda/
• https://www.rd.usda.gov/programs-services/all-

programs/housing-programs
• https://www.hud.gov/
• https://www.cdfifund.gov/
• https://growamerica.org/
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Town / City Household Profile Summaries
Density >100 Households / Square Mile
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Source: ESRI
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Rural / Unincorporated Area Household Profile 
Summaries
Density < 100 Households / Square Mile
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Source: ESRI
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SAMPLE of Complete Household Profile
ESRI - Tapestry Database
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Source: ESRI
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Source: ESRI
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Source: ESRI
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Source: ESRI

FINAL  DRAFT
07-17-2024



43

Source: ESRI
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Matt Rueff, CRE
Director of Development
Anderson Partners LLC

317.402.3924
mrueff@andersonpartnersllc.com
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