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KB Advisory Group, formerly Bleakly Advisory Group, 
focuses on the ideas that fall within the overlap of 
three drivers that shape the built environment: 
• land and buildings
• public policy
• money and finance.

The Georgia Conservancy is a statewide, 
member-supported conservation organization. 
We recognize the connection between the 
environment, the economy and equity.

The Sustainable Growth Program works to foster 
smart, resilient development across the state, 
enabling communities to grow while using fewer 
resources and disturbing less open space.

230 Peachtree Street NW, Suite 2275
Atlanta, GA 30303
phone: 404-876-2900
mail@gaconservancy.org



Supply / Demand Imbalance



• Georgia is projected to grow by 3.5 
million people by 2050

• Change will look different across the 
state, with many communities 
experiencing contraction

• Map: population change as % of total 
pop. since 2010

Population Growth/Loss/Shifts

Projection source: Governor’s Office of Planning & Budgeting

Map source: World Population Review, derived from U.S. Census Bureau



Changing Trends Driving Housing Demand

National 
Housing Supply 
Shortage
USA has been not 
producing enough 
housing to keep up with 
demand.  
• Most parts of the 

country have seen 
housing construction 
return to less than half 
of pre-recession activity.

• This is a major factor in 
increasing home prices 
and rents.

Housing Starts (thousands), USA, 1960-2021
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Changing Trends Driving Housing Demand



Households are 
considered “cost-
burdened” if they pay 
more than 30% of their 
income on housing.

Changing Needs: Affordability
HHs w/ Mortgages HHs who Rent

Data source: 
American Communities Survey, 5-yr. 
estimates (2019)



Changing Needs: Affordability

$257,000
Average cost of 
home (2021)*

28.8% (1.11M)
Households considered 
“cost-burdened”**

64%
Homeownership 
rate**

The state of Georgia’s 
housing:

*ZHVI 2021, **ACS 2019  

GEORGIA HOUSING VALUE BREAKDOWN 
(2019)

https://www.zillow.com/ga/home-values/


Changing Needs: Affordability

The state of Georgia’s 
“workforce”:

34,000
Jobs added in FY2021**

50%
Workers earn $18.60/hr
or less*

40%
Share of labor force 
considered “extremely 
low income”***

*BLS 2021, **GA Dept. of Econ Dev, ***NLIHC 2021  

GEORGIA HOUSING VALUE BREAKDOWN 
(2019)

GEORGIA SALARY BREAKDOWN (2019)



Current Housing Stock / 
Household Demographic Mismatch

Definition:
1. the difference between what households want/need from their housing & what is available
2. a common problem across GA communities



Nearly

75%
of American households 
are:

• Singles living alone
• Couples with no kids
• Roommates

Data source: 
AARP, Making Room for a Changing America

of all 
ages!

Changing Demographics: HH Composition



83%
of households in the us will have no 
children by 2030

Data source: 
Arthur C. Nelson, Reshaping Metropolitan America

Changing Demographics: HH Composition



90%
of homes in the US are located in 
conventional, single-family 
neighborhoods

Data source: 
Arthur C. Nelson, Reshaping Metropolitan America

Current Stock: Single-Family



Current Stock: Housing Mismatch
Definition:
1. the difference between what households want/need from their housing & what is available
2. a common problem across GA communities

Bartow County

55%
1-2 person
households

63%
1-2 person
households

Douglasville Jackson County

55%
1-2 person
households

Newton County

53%
1-2 person
households

Data source: 
ACS 5-yr surveys 
(2019-2020)



Current Stock: Housing Mismatch
Definition:
1. the difference between what households want/need from their housing & what is available
2. a common problem across GA communities

Bartow County

55%
1-2 person
households

27%
1-2 bedroom

Homes

63%
1-2 person
households

43%
1-2 bedroom

Homes

Douglasville Jackson County

55%
1-2 person
households

18%
1-2 bedroom

Homes

Newton County

53%
1-2 person
households

18%
1-2 bedroom

Homes

Data source: 
ACS 5-yr surveys 
(2019-2020)



Housing Barriers: Restrictive Policy

Data source: 
Local governments

What housing types do we allow in our cities? On what portion of the land?

Cartersville

37%
single-family 

only

29%
non-SFR 
possible

35%
single-family 

only

6%
non-SFR 
possible

Commerce Covington

39%
single-family 

only

16%
non-SFR 
possible



Emergent Trends

1. Single-family rental
2. Extended-stay hotels
3. Short-term rental



Emergent Trends: Single-family Rental 



Emergent Trends: Single-family Rental 
Institutional ownership of rental homes is a relatively new phenomenon, and little data exists gauging the 
broader implications of this trend on local housing markets. 

One clear impact is that institutional buyers’ access to capital gives them a buying advantage over individual 
home buyers who typically rely on mortgage.



Emergent Trends: Single-family Rental 
Real Estate Investment Trusts (REITs) 
have assembled large portfolios of rental single-
family homes as trading and investment vehicles. 

REITs benefit from economies of scale in the 
purchase and sale, repair, and property 
management of these homes.

Gwinnett County has at least 6,800
single-family houses owned by
REITs. 

93% of those homes are owned by one of five of 
the largest REITs in the single-family rental sector.

REIT-owned Single-Family Homes in Gwinnett County, 2021



Emergent Trends: Extended-stay hotels

To secure housing through the traditional private 
housing market, households must clear several 
barriers to entry that are often costly or difficult for 
lower-income populations or those with problematic 
eviction, criminal, or credit histories.

Lower-cost and extended stay motels have stepped 
in as a form of de facto affordable housing. 

Extended stay motels offer a stop-gap solution to 
financial and non-financial housing
challenges, but do so at a considerable burden to 
the families and individuals who reside in them, 
contributing to overall housing instability. 



Emergent Trends: Short-term Rentals

• Entire Homes
• Accessory Dwellings
• Rooms

“The lodging tax is projected to 
raise $17 million for the state in 
fiscal 2022, according to a fiscal 
note produced by the state 
auditor. Local governments 
could receive a combined $20 
million to $30 million annually 
from hotel excise taxes, 
according to the Association 
County Commissioners of 
Georgia.”

Regulate more strictly to preserve local 
culture and keep local residents from 
being priced out, or allow it to thrive 
and reap the benefits of booming 
tourism?



Housing Barriers: Common 
Misconceptions



Housing Barriers: Common Misconceptions

PERCEPTION:
Varied housing options detract 
from historic community 
character.

REALITY:
History is filled with examples of 
different forms of housing built 
for walkability and affordability.



Housing Barriers: Common Misconceptions

Data source: 
Local governments

PERCEPTION:
Varied housing options detract 
from historic community 
character.

REALITY:
History is filled with examples of 
different forms of housing built 
for walkability and affordability.



Housing Barriers: Common Misconceptions

PERCEPTION:
Adding multi-family options will 
decrease property values and 
reduce our overall tax digest.



Housing Barriers: Common Misconceptions

PERCEPTION:
Adding multi-family options will 
decrease property values and 
reduce our overall tax digest.

REALITY:
Providing housing types that fit 
more units per acre increases 
your land value more efficiently.



The entire Peachtree corridor occupies 3.6% of the city of Atlanta by land area, but 
accounts for 32% of its overall tax digest.
• Per acre land values in the corridor overall are five times that of the rest of the city.

<
N

orth



Property Value Comparison

Downtown Woodstock
 21.6 Acres
 151 Parcels
 3.4 Acre Park

Walkable 
Downtown 
District

The Outlet Shoppes at 
Atlanta
 48.81 Acres
 370,000 SF
 1,781 Parking Spaces

Outlet 
Center



Property Value Comparison

Downtown Woodstock
 21.6 Acres
 Taxable Value: $77,920,398
 $3,607,426/Acre

The Outlet Shoppes at Atlanta
 48.81 Acres

 Taxable Value: $13,381,648
 $274,158/Acre



Housing Barriers: Common Misconceptions

PERCEPTION:
Allowing “missing middle” means 
we’ll be overrun by duplexes, 
ADUs, and live-work lofts.



Housing Barriers: Common Misconceptions

PERCEPTION:
Allowing “missing middle” means 
we’ll be overrun by duplexes, 
ADUs, and live-work lofts.

REALITY:
“Missing middle” housing types 
take significant effort to permit, 
finance, and deliver.



Housing Barriers: Common Misconceptions

PERCEPTION:
Renters put pressure on a city’s 
resources, and don’t invest in the 
community like owners do.



Housing Barriers: Common Misconceptions

PERCEPTION:
Renters put pressure on a city’s 
resources, and don’t invest in the 
community like owners do.

REALITY:
Renters support property taxes 
via rent, and can be more present 
in the community than owners.



How do we move forward?



ATTAINABLE

Building a Resilient Housing Strategy for All
Housing Diversity Lens

Having multiple housing options provides a firm 
foundation for families of all shapes and sizes to achieve 
a higher quality of life.



Retain citizens Retain 
businesses

Attract citizens
Attract 

businesses

Quality, varied 
housing

Affordability | Proximity | Accessibility | Vibrancy | Sustainability

Building a Resilient Housing Strategy for All
Economic Development Lens


	Trends in Housing
	Slide Number 2
	Slide Number 3
	Slide Number 4
	Slide Number 5
	Slide Number 6
	Slide Number 7
	Slide Number 8
	Slide Number 9
	Slide Number 10
	Slide Number 11
	Slide Number 12
	Slide Number 13
	Slide Number 14
	Slide Number 15
	Slide Number 16
	Slide Number 17
	Slide Number 18
	Slide Number 19
	Slide Number 20
	Slide Number 21
	Slide Number 22
	Slide Number 23
	Slide Number 24
	Slide Number 25
	Slide Number 26
	Slide Number 27
	Slide Number 28
	Slide Number 29
	Slide Number 30
	Slide Number 31
	Slide Number 32
	Slide Number 33
	Slide Number 34
	Slide Number 35
	Slide Number 36
	Slide Number 37

