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Disclaimer

This presentation and other Department of Local Government Finance 
materials are not a substitute for the law. The following is not legal advice, 
just an informative presentation. The Indiana Code always governs. 
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Manufactured/Mobile Home Assessments

I. Definitions
II. Forms
III. Legislative Changes
IV. Recent IBTR Decisions
V. Frequently Asked Questions
VI. Questions

• *** The Department of Local Government Finance (“Department”) does not 
get involved in individual property tax assessments or appeals.
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Definitions

• Indiana Code - IC 6-1.1-7 -- Taxation of Mobile (Manufactured) Homes 
(“Mobile” & “Manufactured”) are often used interchangeably in the Indiana 
Code in Property Tax Sections.

• Indiana Administrative Code –50 IAC 3.3 Assessment of Mobile Homes
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Definitions

IC 6-1.1-7-1 Assessment and taxation; "mobile home" defined
a. Mobile homes located in Indiana on the assessment date of a year shall be 

assessed and taxed for that year in the manner provided in this chapter. 
b.  For purposes of this chapter, "mobile home" means a dwelling which:

(1) is factory assembled;
(2) is transportable;
(3) is intended for year around occupancy;
(4) exceeds thirty-five (35) feet in length; and
(5) is designed either for transportation on its own chassis or placement on a 

temporary foundation.
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Definitions

• 50 IAC 3.3-2-3 "Mobile home" defined 
• Authority: IC 6-1.1-7-2; IC 6-1.1-31-1 
• Affected: IC 6-1.1-7-1; IC 9-13-2-96 

• "Mobile home" means the following: 
• A dwelling as defined in IC 6-1.1-7-1(b). 
• A manufactured home as defined in IC 9-13-2-96.
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Definitions

IC 9-22-1.7-2 "Manufactured home"
(1) A non-self-propelled vehicle designed for occupancy as a dwelling or sleeping 

place.
(2) A dwelling, including the equipment sold as a part of the dwelling, that:

A. is factory assembled;
B. is transportable;
C. is intended for year-round occupancy;
D. is designed for transportation on its own chassis; and
E. was manufactured before the effective date of the federal Manufactured 

Housing Construction and Safety Standards Law of 1974 (42 U.S.C. 5401 
et seq.)
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Definitions

• 50 IAC 3.3-2-2 "Annually assessed mobile home" defined 
• Authority: IC 6-1.1-7-2; IC 6-1.1-31-1 
• Affected: IC 6-1.1-7; IC 9-17-6 

• "Annually assessed mobile home" means a mobile home that: 
• has a certificate of title issued by the bureau of motor vehicles under IC 

9-17-6; and
• is not on a permanent foundation.
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Definitions

• 50 IAC 3.3-2-3.5 "Permanent foundation" defined
• Authority: IC 6-1.1-7-2; IC 6-1.1-31-1 
• Affected: IC 6-1.1-7; IC 9-17-6-15.5 

• "Permanent foundation" means any structural system capable of transposing 
loads from a structure to the earth at a depth below the established frost 
line.

9



Definitions

• 50 IAC 3.3-2-4 "Real property mobile home" defined 
• Authority: IC 6-1.1-7-2; IC 6-1.1-31-1 
• Affected: IC 6-1.1-7; IC 9-17-6-15.5 

• "Real property mobile home" means a mobile home that has an affidavit of 
transfer to real estate recorded by the county recorder under IC 9-17-6-15.5 
or has a certificate of title issued by the bureau of motor vehicles under IC 9-
17-6 and is attached to a permanent foundation. 
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Definitions

50 IAC 3.3-4-1 Assessment dates 
• Authority: IC 6-1.1-7-2; IC 6-1.1-31-1 
• Affected: IC 6-1.1-2-1; IC 6-1.1-7-7; IC 6-1.1-22-9 

(a) An annually assessed mobile home shall be assessed on January 1 and 
taxed at the current year's tax rate. The owner of an annually assessed 
mobile home shall pay the tax in accordance with IC 6-1.1-7-7. 

(b) A mobile home assessed as real property under 50 IAC 3.3-3-1(b) shall be 
assessed on January 1 and taxed at the following year's rate. 

(c) A mobile home assessed as personal property under 50 IAC 3.3-3-1(c) shall 
be assessed on January 1 and taxed at the following year's rate. 
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Definitions

• 50 IAC 3.3-5-1 Criteria for valuation 
• Authority: IC 6-1.1-7-2; IC 6-1.1-31-1 
• Affected: IC 6-1.1-7-2 

Sec. 1. (a) County assessors or township assessors, if any, shall use the 
standard of true tax value as set forth in the real property assessment rules in 
the assessment of mobile homes. 
(b) All annually assessed mobile homes shall have a true tax value set at the 
least of the values determined using:

(1) the National Automobile Dealers Association Guide (NADA); 
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Definitions

(2) the purchase price of the mobile home if the: 
(a) sale is of a commercial enterprise nature; 
(b) buyer and seller are not related by blood or marriage; and 
(c) sale date is within one (1) year prior to or subsequent to the January 1 

valuation date; or

(3) sales data for generally comparable mobile homes.
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Definitions

• 50 IAC 3.3-3-1 Method of Assessment
• Authority: IC 6-1.1-7-2; IC 6-1.1-31-1 
• Affected: IC 6-1.1-7 

• A mobile home shall be assessed as real property under the real property 
assessment rules in effect on January 1 of each year using the Residential 
Cost Schedules found in Department’s Real Property Assessment Manual 
and Real Property Assessment Guidelines incorporated by reference in 50 
IAC 2.4-1-2, if the mobile home meets the definition given in 50 IAC 3.3-2-4.
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Definitions

(c) A mobile home shall be assessed as inventory in accordance with the 
personal property rules in effect on January 1 if the mobile home is held for 
sale in the ordinary course of a trade or business. 

(d) A mobile home and all exterior features, yard structures, and improvements 
owned by the mobile homeowner and located on the same parcel as the 
mobile home shall be annually assessed under 50 IAC 3.3-5-1(b) if the 
mobile home meets the definition given in 50 IAC 3.3-2-2. 
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Definitions

• IC 6-1.1-7-3 Placement of mobile home; reports 
• Sec. 3. (a) A person who places a mobile home or allows a mobile home to 

be placed on any land which the person owns, possesses, or controls or a 
mobile home community operator shall report to the assessor within 30 
days.  

• (b) For operators of a mobile home community - must report to the assessor 
within 30 days after a mobile home is placed in the mobile home community, 
the sale or lease of a mobile home previously held as inventory occurs, or 
the status of the mobile home is changed to inventory.
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Definitions

(1) If applicable, notice of the sale or lease of the mobile home or the 
change in status of the mobile home to inventory. 

(2) The name of the owner of the mobile home at the time the entry is made, 
as shown on the title to the mobile home. 

(3) The vehicle identification number of the mobile home.
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Definitions

(4) A copy of the title held by the owner of the mobile home at the time the 
entry is made, or, if no title exists: 
(A) a petition filed with a court requesting an order by the court for the 

title of the mobile home; or 
(B) a bureau of motor vehicles affidavit of sale or disposal. 

(5) A copy of the most recent permit issued to the owner of the mobile home 
or issued under section 10 of this chapter, if applicable. 

(c) The thirty (30) day period specified in subsections (a) and (b) commences the 
day after the day that the mobile home is placed upon the land.
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Definitions

• IC 6-1.1-7-4 Place of assessment 
• Sec. 4. (a) Except as provided in subsection (b) and IC 6-1.1-10.5, a mobile 

home which is located within this state on the assessment date of a year 
shall be assessed at the place where it is located.

• (b) A mobile home which is located within this state on the assessment date 
of a year and which is owned by a person who is a resident of this state shall 
be assessed at the place where the owner resides on that assessment date 
unless:
(1) the place where the mobile home is located on the assessment date is 

different from the place where the owner resides on that date; and
(2) the mobile home is either regularly used or permanently situated at the 

place where it is located.
19
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Definitions

• IC 6-1.1-7-10 Movement of mobile home; transfer of title; permits 

(a) This section does not apply to a mobile home that is offered for sale at 
auction under IC 9-22-1.5, IC 9-22-1.7, or IC 6-1.1-23.5 for the transfer resulting 
from the auction. 

(c) A mobile home may not be moved from one (1) location to another unless the 
owner or the owner's agent obtains a permit to move the mobile home from the 
county treasurer.
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Definitions

(d) The BMV may not: 
• transfer the title to a mobile home; or 
• change names in any manner on the title to a mobile home; unless the owner or the 

owner's agent holds a valid permit to transfer the title that was issued by the county 
treasurer and includes the county treasurer's official seal. 

(e) A county treasurer shall issue a permit which is required to either move, or transfer the title 
to, a mobile home if the taxes, special assessments, interest, penalties, judgments, and costs 
that are due and payable on the mobile home have been paid and the person requesting the 
permit has a state issued title, a court order, or a bureau of motor vehicles affidavit of sale or 
disposal. The treasurer must issue the permit within 2 days of receipt of the application.
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Definitions

(f) After issuing a permit to move a mobile home under subsection (e), a county 
treasurer shall notify the assessor where the home will be moved that the permit 
to move the mobile home has been issued. 

(g) A permit to move, or transfer title to, a mobile home that is issued under this 
section expires ninety (90) days after the date the permit is issued. The permit is 
invalid after the permit expires. If the owner wishes to move, or transfer title to, 
the mobile home after the permit has expired, the owner or the owner's agent 
must obtain a new permit under this section.
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Definitions

• IC 6-1.1-7-10.4 Sale of mobile home 

• This section does not apply to a mobile home that is offered for sale at 
auction under IC 9-22-1.5 or IC 9-22-1.7 for the transfer resulting from the 
auction. 

• (b) The owner of a mobile home who sells the mobile home to another 
person shall provide the purchaser with the permit required by section 10(d) 
of this chapter before the sale is consummated. 
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Definitions

• IC 6-1.1-7-11 Movers of mobile homes; display of permit 

• Sec. 11. (a) A person who is engaged to move a mobile home may not 
provide that service unless the owner presents the mover with a permit to 
move the mobile home and the permit is dated not more than ninety (90) 
days before the date of the proposed move. The mover shall visibly display 
the permit while the mobile home is in transit. 

• (b) The mover shall return the permit to the owner of the mobile home when 
the move is completed.
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Definitions

• IC 6-1.1-7-15 Waiver of personal property tax liability on certain mobile homes and 
manufactured homes; destruction of mobile home or manufactured home by owner required 

• (a) This section applies to a mobile home or manufactured home: 
(1) that has deteriorated to a degree that it can no longer provide suitable protection 

from the elements as to be used as a primary place of residence; 
(2) that has little or no value as a structure to be rehabilitated for use as a primary 

place of residence; 
(3) on which personal property tax liability has been imposed in an amount that 

exceeds the estimated resale value of the mobile home or manufactured home; and 
(4) that has been abandoned in a mobile home community licensed under IC 16-41-27.
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Definitions

• (b) The holder of: 
(1) the title; or 
(2) a bureau of motor vehicles affidavit of sale or disposal; 
for a mobile home or manufactured home described in subsection (a) may submit a 
written request to the county assessor for the county where the mobile home or 
manufactured home is located requesting that personal property tax liability imposed on 
the mobile home or manufactured home be waived. If the county assessor determines 
that the property that is the subject of the request meets the requirements in 
subsection (a), the county assessor shall send to the applicant a letter that waives the 
property taxes, special assessments, interest, penalties, and costs assessed against the 
property under this article, subject to compliance with subsection (c). The county 
assessor shall deliver a copy of the letter to the county auditor and the county treasurer.
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Definitions

• (c) Upon receipt of a letter waiving property taxes imposed on a mobile home or 
manufactured home, the holder of the title of the property that is the subject of a letter 
issued under subsection (b) shall: 

(1) deliver a signed statement to the county assessor stating that the mobile home or 
manufactured home:
A. will be dismantled or destroyed either at its present site or at a remote site; and 
B. will not be used again as a dwelling or other shelter; and 

(A) dismantle or destroy the mobile home or manufactured home and not use the 
mobile home or manufactured home as a structure after the issuance date of the 
letter waiving property taxes. 

• (d) The county auditor shall remove from the tax duplicate the property taxes, special 
assessments, interest, penalties, and costs for which a waiver is granted under this section.
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Definitions

• 50 IAC 3.3-6-1 Identification numbers for mobile homes 
• Authority: IC 6-1.1-7-2 
• Affected: IC 6-1.1-7-16; IC 9-13-2-75 

• Sec. 1. (a) For purposes of this section, "vehicle identification number" has 
the meaning set forth in IC 9-13-2-75. 

• (b) Assessing officials shall make reasonable efforts to provide the 
department with the existing vehicle identification number of each mobile 
home located within the assessing official's jurisdiction as of the assessment 
date.
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Forms

• Form 1 – Notice of Placing of Manufactured (Mobile) Home Upon Land or Lot 
(https://forms.in.gov/Download.aspx?id=4841)

• Form 2 – Notice of Assessment of Manufactured (Mobile) Home 
(https://forms.in.gov/Download.aspx?id=4595)

• Mobile Home Permit
(https://forms.in.gov/Download.aspx?id=4688)
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Legislative Changes

• County Option Mobile Home Tax Exemption:
• On March 11, 2024, Governor Eric J. Holcomb signed into law Senate 

Enrolled Act 183-2024 (“SEA 183”). Section 4 of SEA 183 specifies that a 
county fiscal body may adopt an ordinance to exempt mobile homes and 
manufactured homes located in the county from property taxation; however, 
any ordinance adopted may not include mobile homes or manufactured 
homes that are assessed as inventory or real property. Before adopting the 
exemption ordinance, the county fiscal body must conduct a public hearing 
on the proposed ordinance and publish notice of the hearing in accordance 
with Ind. Code § 5-3-1. 
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Legislative Changes

• Any ordinance adopted must exempt all mobile homes and manufactured 
homes in the county from taxation, and a taxpayer is not required to file an 
application to qualify for the exemption. The county fiscal body is required to 
provide a certified copy of an adopted exemption ordinance to your 
Department Assessment Field Representative and the county assessor. 
Upon receipt of the adopted exemption ordinance, the county assessor must 
automatically apply the exemption to all mobile-home and manufactured-
home properties in the county. For an annual assessment date in which an 
exemption ordinance is adopted under Ind. Code § 6-1.1-10.5 is in effect, 
the county assessor shall no longer assess mobile homes and manufactured 
homes.
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Legislative Changes

• Since property tax exemptions apply to properties as they exist on the 
January 1 assessment date, any exemption ordinance adopted after January 
1 will first apply to the following assessment year. 

• Indiana Code § 6-1.1-10.5-8 also specifies that the county fiscal body may 
repeal or amend an exemption ordinance. Given the option for a county fiscal 
body to repeal an exemption ordinance, the Department would encourage 
assessors in any county that adopts an exemption ordinance to maintain the 
parcel and assessment data for mobile homes and manufactured homes.
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Legislative Changes

• As of June 2024, the record retention schedule (Record Series AS 12-12) 
issued by the Indiana Archives and Records Administration for Assessing 
Officials specifies that property record cards and any supporting documents 
may only be destroyed after ten (10) years and after receipt of the State 
Board of Accounts Audit Report and satisfaction of unsettled charges. 
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Recent IBTR Decisions

• Baker vs. Clinton County Assessor (https://www.in.gov/ibtr/files/Baker-12-
 001-22-1-5-00498-23.pdf). January 2024

• The property consisted of a 1,236-square foot residential house, a storage 
building, and three mobile homes situated on approximately 6.47 acres of 
land. One of the mobile homes had a concrete foundation system, another 
had a concrete slab, and the last one had a crawl space with 30" metal or 
vinyl skirting. 

• The Assessor used J.D. Power's Used Manufactured Home Value Report to 
derive a value for each of Baker's three mobile homes. The total value of all 
three mobile homes per J.D. Power was $32,386. 
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Recent IBTR Decisions

• Baker did not address whether the three mobile homes should be annually 
assessed mobile homes or real property mobile homes. 

• Also, neither party submitted any evidence addressing whether Baker's 
mobile homes have certificates of title issued by the Indiana Bureau of Motor 
Vehicles or recorded affidavits of transfer to real property, and neither 
addressed whether each of the mobile homes is attached to a "permanent 
foundation.“

• Baker failed to make a case for a lower assessment. 
• Because the Assessor did not request an increase in the assessment, the                

Board did not consider her valuation evidence. 
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Recent IBTR Decisions

• Taulbee vs. Starke County Assessor (https://www.in.gov/ibtr/files/Taulbee_75-003-20-1-6-
00581-20.pdf) February 2021

• Tammie L. Taulbee contested the 2020 assessment of her mobile home and associated 
improvements. 

• The Assessor contended that 50 IAC 3.3-5-1 offers three methods of assessing personal 
property mobile homes like the subject. Method #1 involves using the NADA Guide, which is 
what she did in this case. Method #2 is to use the purchase price of the mobile home if the 
sale is of a commercial nature between an unrelated buyer and seller and it occurs within 
one year of the valuation date. Taulbee’s home had not sold in the past few years so that 
method could not be used. Method #3 is to use sales data for generally comparable mobile 
homes.
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Recent IBTR Decisions

• However, the Assessor had no way to collect or obtain that data because it is 
not public record and sales disclosures are not required for personal 
property mobile homes. Thus, the only way for the Assessor to come up with 
a value for Taulbee’s mobile home was to use the NADA Guide.

• At the PTABOA hearing, Taulbee agreed that the raw data the Assessor 
entered into the NADA Guide was correct. The PTABOA therefore determined 
that they were unable to make any changes. The NADA worksheets that the 
Assessor relied on to value Taulbee’s mobile home for 2019 and 2020 show 
that she used the same raw data for both years.
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Recent IBTR Decisions

• Starke County and several other counties questioned the increase in the 
values from 2019 to 2020. They were told that there was an error in the 
NADA formula J.D. Power had been using for the past several years. Mobile 
homes had been grossly under-assessed under that formula. J.D. Power 
adjusted the formula when they discovered the error, which caused the 
increase in values. The Assessor then sent someone out to every mobile 
home in the county to make sure that the raw data she had was as accurate 
as possible. Most of the data was correct and mobile home values 
increased pretty much across the board.
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Recent IBTR Decisions

• Taulbee talked to J.D. Power about the huge increase in her mobile home’s 
value and was told it was up to the counties whether they wanted to increase 
the values to that extent.

• The Assessor made a prima facie case supporting the assessment of 
Taulbee’s mobile home. However, the Assessor failed to make a prima facie 
case supporting the assessment of Taulbee’s wood deck.
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Frequently Asked Question

• Question: If the park model is titled as a recreational vehicle and the owner 
is not paying the annual excise taxes on it, could the assessor assess it as a 
mobile home since no taxes are being paid on it?

• Answer: No, the statutes are clear on the factors to consider when 
determining whether an asset is subject to property tax or excise tax and the 
payment of taxes is not one of the factors.
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Frequently Asked Question

• Question: If a taxpayer doesn’t pay the excise taxes annually on a park 
model or RV, will the BMV collect all back taxes due before transferring the 
title?

• Answer: No, the BMV will collect up to one (1) year’s delinquent taxes and 
the current taxes due at the time of registration so if multiple years are 
involved, it is possible that not all of the delinquent taxes will be collected.
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Frequently Asked Question

• Question: Could a recreational vehicle that is used as the owner’s principal 
place of residence be considered a mobile home? If it could be, the owner 
wanted to apply for the homestead deduction.

• Answer: No.  A recreational vehicle would not meet the statutory 
requirements to be classified as a mobile home (designed for year-round 
occupancy, length, meets safety standards); therefore, it would be subject to 
excise tax. It would not be eligible for the homestead deduction because it is 
not a dwelling.
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Frequently Asked Question

• Question: Why are exterior features, yard structures, and improvements 
handled differently between annually assessed mobile homes and 
recreational vehicles/campers located in a campground?

• Answer: IC 6-1.1-2-4 and 50 IAC 3.3-3-1 provide this guidance. Remember 
that if a mobile home is moved, the taxes must be paid before a permit 
would be issued but an RV is subject to excise tax and could be moved at any 
time so the collection of delinquent taxes would be more difficult.
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Frequently Asked Question

• Question: Is the assessor to determine the least of the values with the NADA 
value, the purchase price if less than 1 year from the assessment date, or 
sales data? This means one assessment year the Assessor might use the 
purchase price and the next year they would use the NADA price which could 
be considerably different. 

• Answer: That is correct since each assessment year stands alone and the 
law provides specific valuation methods to consider.
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Frequently Asked Question

• Question: When does the BMV not require a mobile home permit to transfer 
a title?

• Answer: Except when it involves an abandoned mobile home, the BMV 
requires this permit for a mobile home title transaction where ownership is 
being transferred or changed in any manner.
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Frequently Asked Question

• Question: When there is no bidder at auction, the landowner may be left with 
the home. If he intends to dispose of the home, he will be able to obtain a 
title from the BMV using the affidavit of sale or disposal upon payment of the 
amounts due under IC 9-22-1.7-8(b)(1) – (3). Will he be able to have the 
delinquent taxes removed?

• Answer: If he can successfully get a waiver under IC 6-1.1-7-15. 
IC 6-1.1-7-15 does not provide for a waiver of taxes on every abandoned 
mobile home – only those that meet the criteria under IC 6-1.1-7-15.
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Frequently Asked Question

• There could be a situation where an abandoned mobile home does not sell 
at auction but also does not qualify for a waiver under IC 6-1.1-7-15. For 
instance, if the mobile home was abandoned on Joe Smith’s parcel, it would 
not qualify for the waiver since it was not “abandoned in a mobile home 
community licensed under IC 16-41-27.”

• Regarding how to have the taxes cleared on the county records, the buyer 
would have to petition the assessor under IC 6-1.1-7-15 and the assessor 
would have to determine if the applicant was eligible for a waiver.
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Frequently Asked Question

• Question: What is the deadline for filing a homestead deduction on a mobile 
home now? The deduction detail forms no longer list this information, like 
they have in the past. Is the date still March 31? We know the assessor has 
to submit mobile home values by March 1 but the information for homestead 
filing is no longer available to read anywhere that we look.

• Answer: The required application must be completed, signed, and filed with
      the county auditor by January 15 (and not March 31).  
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Questions?
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Contact Us

• Barry Wood
• Telephone: 317-232-3762
• Email: bwood@dlgf.IN.gov

• Website: www.in.gov/dlgf
• Contact Us: https://www.in.gov/dlgf/contact-us/
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