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Before you buy a double

The Double
Check
Five things to verify before you buy a duplex in
Indianapolis, whether you plan to live in one side or
rent both.

I N S I D E

01 Legal two-unit use

02 Separate meters

03 Rent coverage

04 Two of everything

05 Two ways out
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The checklist

Five things to verify on every double
Doubles are one of the best ways to start investing around Indianapolis. Live in one side and let the other
help pay the mortgage, or rent both for two streams of income under one roof. Check these five things
before you commit.

1 Confirm it is a legal double
A property that is used as two units is not always approved as two units. Make sure two-
family use is allowed today and will not become a problem at resale or refinance.

Check the zoning district and whether two-family use is permitted or legally
nonconforming

Confirm the county assessor record shows two units

Look for permits behind any conversion, especially basement or attic units

If you plan to live there, confirm any owner-occupancy rules for your loan

2 Look for separate meters
Shared utilities quietly drain cash flow and cause tension between tenants. In Indy that
usually means AES Indiana for electric and Citizens Energy Group for gas and water.

Count the electric and gas meters, and ask the utility to confirm

Find out who pays water and sewer, since it is often shared

If meters are shared, price out splitting them before you offer

Separate furnaces and water heaters make separate billing possible
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3 Make sure rent covers the payment
Divide projected gross rent by the full monthly payment (principal, interest, taxes, and
insurance). You want at least 1.0, and 1.2 or better gives you breathing room.

Use leased comps for both units, not asking rents

Include taxes at post-sale assessment and a real insurance quote

Below 1.0, renegotiate price or plan a value-add path

House hacking? Run it both ways: living in one side and renting both

4 Inspect two of everything
A double has two sets of systems and some that are shared. One failure can erase a year
of cash flow, so know the age and condition of each before you close.

Two furnaces, two A/C units, two water heaters, two panels

One roof and usually one sewer lateral: scope the line

Check fire separation and egress between units

Budget capital reserves for both sides

5 Plan two ways out
The best doubles appeal to two types of buyers when you sell. More buyers means
stronger resale value and more flexibility.

Owner-occupants can buy a two-unit home with FHA financing and a small down
payment

Investors look at rent, condition, and location

Updated, separately metered units attract both groups

A strong neighborhood keeps both exits open

L O C A L  T I P

Many Indianapolis doubles were built before 1950. Budget for a sewer scope, an
electrical review, and a close look at the basement on every one.

A U S T IN  C O O N    ·    P R O P ER T IES  &  P EO P L E The Double Check

AU S TI NC OON. C OM 03



Worksheet

Score the double
Property address

List price $ Offer price $

CHECK PASS F IX NOTES

1. Legal two-unit use

2. Separate meters

3. Rent coverage 1.0 or better

4. Systems, both units

5. Two exit paths

Rent coverage math
Unit A rent $

Unit B rent $

Total gross rent $

Principal & interest $

Taxes + insurance $

Total payment (PITI) $

Gross rent ÷ PITI =   Target 1.0 minimum, 1.2+ preferred

N O T E S
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Let's talk about your next move

Found a double you
like?
Send me the address. I will check the unit count on record,
pull leased rent comps for both sides, and help you run the
coverage math before you write an offer.

I work with first-time house hackers and seasoned
investors across Indianapolis and Central Indiana.

Austin Coon

Austin Coon
Properties & People
I ND I ANAP OL I S  &  C ENT R AL  I ND I ANA

T E X T  /  C AL L (463) 207-0234

E MAI L austin@austincoon.com

W E B austincoon.com

I N S TAG R AM @iaustincoon

O F F I C E 31 E Main Street, Carmel, IN 46032

This guide is for general educational purposes and is not legal, tax, lending, or financial advice. Figures and examples are illustrative, based on
assumptions stated in the text, and will differ for any specific property. Market conditions, rates, taxes, insurance costs, and regulations change;
verify current numbers and consult your own attorney, CPA, and lender before making an investment decision. © 2026 Austin Coon Real Estate.
All rights reserved.
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