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In  2017  the  Greate r  Da l ton  Chamber  and  i t s  
pa r tners  unve i led  Be l ieve Greate r  Da l ton ,  an  
ŜŎƻƴƻƳƛŎ ŦǊŀƳŜǿƻǊƪ ŦƻǊ ǘƘŜ 5ŀƭǘƻƴ ŀǊŜŀΩǎ 
f u tu re .  

Be l ieve  Greate r  Da l ton  se t  fo r th  s i x  s t ra teg ic  
p r io r i t i es ,  i nc lud ing  the  goa l  to  pursue a  
compet i t i ve  and d i ve rse hous ing s tockas  a  
means  o f :

Á Aid ing  ta len t  a t t rac t ion  and  re ten t ion ,

Á Appea l ing  to  a  b road  range  o f  po tent ia l  
res idents ,

Á Encourag ing  more  workers  to  l i ve  in  the  
immed ia te  a rea ,  and

Á Inc reas ing  loca l  v i ta l i t y  and  qua l i t y-o f -p lace.

Th is  i n i t i a t i ve  led  to  the  commiss ion  o f  t h i s  
s tudy :  t he  Be l ieve  Greater  Da l ton Housing 
S t rategy,  w i th  the  goa l  to  examine the  loca l  and  
reg iona l  hous ing  marke t  and  deve lop  an  
approach to  ach iev ing  the  hous ing  goa ls  se t  
fo r th  i n  the  Be l ieve  Greate r  Da l ton  p lan .

To  comp le te  th i s  work ,  B leak ly  Adv isory  Group  
was  gu ided  by  the  Be l ieve  Greate r  Da l ton  
Hous ing  Adv isory  Commi t tee ,  co-cha i red  by  
Todd  Har r i son o f  Hami l ton  Med ica l  Cente r  and  
Me lan ie  Sug gs  o f  Greenwood Deve lopment .

B leak ly  Adv iso ry  Group  gathered  a  w ide  range  o f  
p r imary  and  secondary  data  on  Da l ton /Wh i t f ie ld  
County  demograph ic ,  economic ,  and  hous ing  rea l  
es ta te  t rends  to  p rov ide inpu t  i n to  the  ana lys is  fo r  
t h i s  p ro jec t .  In  the  p rocess  B leak ly  i n te r v iewed 
hundreds  o f  s takeho lders  i n  key  segments  o f  t he  
commun i t y,  and  conduc ted  an  on l i ne  su rvey  tha t  
ga rnered over  two  thousand  ind iv idua l  responses .  

B leak ly  Adv iso ry  Group  g reat l y  apprec ia tes  the  
t ime and  e f fo r t  o f  a l l  t ha t  pa r t i c ipated  in  th i s  
p rocess .  Geo f f  Kosk i ,  p res ident  o f  B leak ly  Adv iso ry  
Group ,  d i rec ted  th i s  work .
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THE GREATER DALTON HOUSING MARKET HAS BEEN STAGNANT FOR A DECADE

Á Dal ton/Whi t f ie ld County faces a prob lem that  
is  fundamenta l ly  about  a lack of  housing 
supply.  

ÁThe market today is characterized by a 
reinforcing cycle of limited housing options 
and limited home value appreciation. 

ÁThis study has identified significant demand 
for additional for-sale and rental housing in 
the Dalton area.

ÁThus, in order to reverse the stagnant market 
cycle local policy and action is needed that 
encourages:

Ánew, market-rate construction, both 
rental and for-sale, and

Árenovation of existing housing stock.

Limited new 
construction

Few households 
move

Limited 
demonstrated
market for new 

construction

The Current Market: A Negatively Reinforcing Cycle

GreaterDaltonHousingMarket:
A large supply of lower-priced houses,
which are often not marketableto a wide
range of buyers,and an under supply of
housesthat are marketable,particularlyto
meeta growing middle-incomedemand.



KEY FINDINGS
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Dalton/Whitfield County generally lacks an appropriate amount of 
three key components of a healthy housing market:

Existing Homes on the Market

New Construction

The Right Home for the Right Price



KEY FINDINGS
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SUPPLY/DEMAND MISMATCH

Á The lack of  supply,  and corresponding mismatch 
between supply and demand, leads to :

ÁPotential new residents not able to find viable 
housing options.

ÁMid-to-high-income home seekers able to 
choose lower-priced houses or, often, unable to 
find appropriate housing and forced into other 
nearby housing markets.

ÁHome pricing muted because of lack of middle-
income housing, as middle-income commuter 
households choose to live elsewhere.

ÁLower-income home seekers unable to compete 
with mid-to-high-income households for quality 
housing, even when they can afford it.

ÁRenters looking to buy and homeowners looking 
to upgrade having few options available.

ÁάwŜƴǘŜǊǎ ōȅ ŎƘƻƛŎŜέ ƴƻǘ ŦƛƴŘƛƴƎ ƭƻŎŀƭ 
communities with the amenities they seek and 
forced into other nearby housing markets.

ÁHome renovations having little return on 
investment.



Whitfield Co. 2010-2018

Job Growth 3,287

Building Permits 788

2010-18 Jobs-to-Permits Ratio 4.2

Typical Jobs-to-Permits Ratio 1.5

KEY FINDINGS
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Á In  Whi t f ie ld County, the lack of  new 
construct ion has meant  the demand 
for  housing (der ived f rom employment 
growth) has s ign i f icant ly  outpaced the 
supply of  housing (based on bu i ld ing 
permi ts) .

ÁA balanced jobs-to-housing ratio is 
typically 1.5 jobs to 1 permit.

ÁSince 2010 the county has created 
3,287 net new jobs but only issued 
788 housing permits. (Typically, not all 
permits will lead to a new housing 
unit).

ÁThis suggests likely pent-up demand 
for new housing.

LACK OF NEW CONSTRUCTION
Whitfield Co. Jobs-to-Housing Assessment, 2010-2018
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Á Housing opt ions are l im i ted because of  
the lack of  new construct ion of  both 
sing le-fami ly  and mul t i fami ly  homes 
over  the past  decade.  

KEY FINDINGS
LACK OF NEW CONSTRUCTION

Source: HUD SOCDS

Á Bui ld ing permit  issuance has been 
slowly increasing s ince the Great  
Recession, but  is  st i l l  we l l  be low pre-
Recession leve ls.  

Á This has lead to  a lack  of  new housing 
supply even as jobs have returned to  
Whi t f ie ld County.

Whitfield Co. Housing Permits, 2000-2017
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Á New construct ion in  Whi t f ie ld County has not  rebounded in  the same way that  
construct ion in  Hami l ton or  Bartow Count ies have.  Whi t f ie ld County and i ts  immediate 
neighbors are exper ienc ing s imi lar  leve ls of  permitt ing today,  and have t racked s imi lar ly  
s ince the recession.

KEY FINDINGS
LACK OF NEW CONSTRUCTION

Source: HUD SOCDS
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Á The f inancia l  burden of  the lack of  
appropr iate housing supply fa l ls  on lower 
income households,  par t icu lar ly  renters.

Á A household is  considered housing cost-
burdenedwhen 30% or  more of  i ts  
monthly gross income is  dedicated to  
housing.  

ÁThose whose housing costs exceed 30% 
are likely to struggle to pay for other 
basic needs, forcing difficult trade-offs.

Á Over 60% of  Whi t f ie ld renters wi th  
household incomes below $50K are cost-
burdened, compared to  on ly 2% of  
renters wi th  incomes above $50K.  A 
s imi lar,  but  not  as dramat ic,  s i tuat ion is  
a lso present  for  owners.

ÁWhi le many h igher income households 
f ind desirable local  housing opt ions,  
o thers seek more appropr iate housing 
e lsewhere.

KEY FINDINGS

Source: US Census

Household Income

LACK OF THE RIGHT HOME FOR THE RIGHT PRICE
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KEY FINDINGS

Á 28% of  renters pay less than 20% of  the i r  income on rent  in  Dal ton,  suggest ing they:  

ŀύ ŎƻǳƭŘ ŀŦŦƻǊŘ ǘƻ άǘǊŀŘŜ ǳǇέ ǘƻ ƴƛŎŜǊ ǳƴƛǘ ƎƛǾŜƴ ǘƘŜ ƻǇǘƛƻƴΣ ŀƴŘ 

b) doing so could allow households that are currently rent burdened to filter into lower-cost units 
that they vacate, creating greater efficiency in the local rental market.

Potential move-up renters:

28% of renter households could 

afford to pay more on rent.

Potential move-down renters:

47% of renter households pay 

more than they can afford on rent.

Less likely to filter:

25% of renter households 

pay about as much as they 
can afford on rent.

MANY HOUSEHOLDS LIVING BELOW THEIR MEANS
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ÁWithout  appropr iate new housing opt ions,  
h igher  wage earners in  Dal ton of ten choose to  
l ive  outs ide of  the county.

ÁThe county is in the 94th percentile for wages 
in Georgia, but only 62nd percentile for 
incomes.

Á Average weekly wages:

Á159 Georgia counties (4Q 2017)

Á 9: below $600

Á 64: $600 to $699

Á 48: $700 to $799

Á 25: $800 to $899

Á 13:  above $900 (Whitf ie ld Avg. Weekly Wage: $931)

ÁWhit f ie ld County

ÁEmployees: 55,735

Á Average Annual Wage: $48,412 (Georgia:  $53,404)

Á Whitf ie ld State Ranking: # 10

ÁHouseholds: 35,597

Á Median Household Income: $48,945 (Georgia:  $55,296)

Á State Ranking: #61

KEY FINDINGS

A wider variety of new housing options in
Dalton/Whitfield Co. is possible due to the
prevalenceof higherincomejobsin the county.
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KEY FINDINGS

Á Turnover  ratesτthe f requency wi th  which 
people moveτare low among both owners and 
renters  in  Whi t f ie ld County.  

Á Interv iews and analys is  for  th is  study suggest  
that ,  despi te demand present ,  there are 
current ly  few better  loca l  a l ternat ives for  
households to move to,  whether  move-up 
households,  move-down empty-nester  
households,  etc .

Á Turnover  is  approx imately  16% among renters  
overa l l ,  equiva lent  to  mov ing once every  s ix  
yearsτin  l ine wi th  the nat ional  average.  

Á However,  turnover  among renters  in  
profess ional ly  managed apar tment  complexes is  
hal f  the nat ional  average.  

Á Thus,  renter  turnover  is  not  in  l ine wi th  what  
would be expected in  a  compet i t ive apar tment  
market ,  po int ing to a  lack  of  des i rab le 
apar tment  supply  in  the area.

LOW TURNOVER RATES

1.2% 
of Whitfield County homeowners move 
annually ςnearly half the national 
average turnover rate of 2.2%.

Source: PUMS, U.S. Census, National Center for 

Housing Management

16% 
of Whitfield County renters move 
annually. This is in line with the national 
ŀǾŜǊŀƎŜ ƻŦ мр҈Τ ƘƻǿŜǾŜǊΧ

23% 
ΧƻŦ ²ƘƛǘŦƛŜƭŘ /ƻǳƴǘȅ renters in 
apartment buildings move annually. 
¢ƘŀǘΩǎ less than half the national 
apartment turnover rate of 54%.
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Á¢ȅǇƛŎŀƭƭȅ ƛƴ ǘƻŘŀȅΩǎ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘΣ 
young profess ionals  who are not  ready 
to  buy homes seek ameni ty-r ich 
developments c lose to  att ract ive 
dest inat ions.  

Áaƻǎǘ ƻŦ 5ŀƭǘƻƴΩǎ ǊŜƴǘŀƭ ƘƻǳǎƛƴƎ ƛǎ ƛƴ 
sing le-fami ly  homes and smal l ,  o lder  
apar tment  complexes.

Á Renters who desire  h igh ly-ameni t ized
convent ional  apar tment  dwel l ings are 
forced to  look e lsewhere.

KEY FINDINGS
LACK OF THE RIGHT HOME FOR THE RIGHT PRICE

ά²ƘŜƴ ŎƻƳǇŀǊƛƴƎ ǘƻ ƻǘƘŜǊ 
like cities the cost of 
apartments is high for the 
older & not very well 
maintained apartments we 
ƘŀǾŜΦέ

--Survey Response

58% 
Of survey respondents who 
rent outside Whitfield
/ƻǳƴǘȅ ƛŘŜƴǘƛŦƛŜŘ άnearby 
retail, restaurants, 
nightlife, or other desired 
amenitiesέ ŀǎ ƛƴŦƭǳŜƴŎƛƴƎ 
their decision.

65% 
Of survey respondents who 
rent outside Whitfield 
/ƻǳƴǘȅ ǎŀƛŘ άavailability of 
housing which met my 
needsέ ǿŀǎ ŀ ƪŜȅ ŦŀŎǘƻǊ ƛƴ 
choosing where to live.
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Á The homes that  are on the for-sa le market  
o f ten need ex tensive renovat ion.

ÁEven homes that seem affordable for 
middle-income families become 
unaffordable once renovation costs are 
factored in.

Á Buyers can purchase newer and larger  
homes for  a  lower pr ice outs ide of  
Whi t f ie ld County.

KEY FINDINGS
LACK OF THE RIGHT HOME FOR THE RIGHT PRICE

ά²Ŝ Ŏŀƴ ƴƻǘ ŦƛƴŘ ŀƴȅ ώŦƻǊ-
sale housing] in Dalton that 
does not need to be 
completely remodeled or 
costs a fortune. There does 
not seem to be very much 
in-ōŜǘǿŜŜƴΦέ

--Survey Response

51% 
Of all survey respondents 
who live outside Whitfield 
/ƻǳƴǘȅ ǎŀƛŘ άavailability of 
housing which met my 
needsέ ǿŀǎ ŀ ƪŜȅ ŦŀŎǘƻǊ ƛƴ 
choosing where to live.

29% 
Of survey respondents who 
live outside Whitfield 
County said they chose not 
to live in Whitfield due to 
άlack of the type of 
housing I wantΦέ
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Á Because of  the t ight  renta l  and for-sa le 
market,  people move less of ten than they 
would l ike  and sett le  for  housing that  
ŘƻŜǎƴΩǘ ƳŜŜǘ ǘƘŜƛǊ ƴŜŜŘǎΦ 

ÁHome price is influenced more by supply 
than by quality. This means that the market 
does not reward renovation activity in the 
form of higher home values. 

ÁThese quality issues, combined with the 
overall tightness in the market, exacerbate 
the scarcity of move-in ready homes.

ÁWhen potential buyers cannot find the kind 
of home they want in Dalton, they find 
appropriate options elsewhere in the region.

KEY FINDINGS
RESULT ςTHE MARKET IS STUCK άtŜƻǇƭŜ ƘŜǊŜ ƘƻƭŘ ƻƴ ǘƻ 

what they have because 
there is anxiety about what 
else they can findτeven if 
ǘƘŜȅ ŀǊŜƴΩǘ ǘƘǊƛƭƭŜŘ ǿƛǘƘ ƛǘΦέ

--Focus group participant

50-60% 
More home sales that would occur in 
Whitfield County annually if homeowners 
moved at the national rate.

Source: Bleakly Advisory Group, based on 

PUMS data, U.S. Census
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Á Upon rev iew of :

ÁWhitfield County zoning code

ÁWhitfield County zoning maps

ÁZoning code and maps of comparable nearby 
communities, particularly Ringgold, GA 

Whitfield County appears to generally have the 
zoning tools to support housing development and 
redevelopment throughout the county and the city of 
Dalton. 

ÁAlthough additional zoning categories/allowances 
could help allow for additional housing 
production. 

ÁFor example:

ÁZoning regulations that allow for smaller lot 
sizes and accessory dwelling units in denser 
areas of Dalton and key nodes in the county.

ÁMore permissive zoning downtown and at key 
nodes to allow for a flexible mix of residential 
and commercial uses and/or 100% multi-story 
residential buildings.

KEY FINDINGS
ZONING TOOLS ARE IN PLACE
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Possible steps to better use zoning-related tools to induce new housing:

ÁPre-emptively rezone targeted development areas to higher-density uses. 

ÁThis is especially true of areas downtown, where Central Business District zoning 
Ŏŀƭƭǎ ŦƻǊ άƭƛƳƛǘŜŘ ǊŜǎƛŘŜƴǘƛŀƭ ǳǎŜǎΦέ

ÁRezoning portions in/near downtown for higher-density residential or mixed-uses 
could increase the ability of attracting developers by limiting the need for a long 
entitlement process.

ÁCreate higher-density by-right multifamily zones. Current density allows for 
maximum 20 units per acre. Multifamily developers may need up to 35 units per 
acre to maximize potential and create walkable projects. 

ÁSimultaneously work to ensure infrastructure is in place to attract development 
to targeted areas. Many higher-density requirements are predicated upon 
inclusion of city sewer infrastructure. 

Á I t  is possible that fr ict ion in the rezoning and condit ional use process, not 
necessari ly related to the overall  parcel zoning, may exist and could thus 
prohibit  development in some cases.

KEY FINDINGS
ZONING TOOLS ARE IN PLACE
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HOUSING
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ASSESSMENT



Á Housing stock in  Dal ton tends 
to  be o lder  than the overa l l  
average in  Whi t f ie ld County.

Á Only 18% of  Dal ton housing 
stock was bu i l t  in  the 21st

century,  compared to  31% in  
the state  overa l l .

HOUSING ASSESSMENT

Year Housing Built

Source: Environics Analytics
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AGE OF HOUSING



1953

1996

Source: Bleakly Advisory Group based on data from US Census

Whitfield County Dalton (City Limits = Green Outline)

Á Because many areas in  Dal ton are 
ƴŜŀǊƭȅ άōǳƛƭǘ-ƻǳǘΣέ ǘƻ ƛƳǇǊƻǾŜ ǘƘŜ 
current  housing stock inf i l l  
development opportuni t ies should 
be ident i f ied and cu l t ivated,  
part icu lar ly  those near downtown 
and other  act iv i ty  nodes.

Key
Median Year Home Built

HOUSING ASSESSMENT
MEDIAN YEAR HOME BUILT BY CENSUS BLOCK GROUP
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Á Owner-occupied home values in  
Dal ton are s l ight ly  lower than 
the county overa l l ,  but  
s ign i f icant ly  be low the state  
median.

Á The largest  number of  homes are 
va lued between $100,000-
$150,000.

HOUSING ASSESSMENT
HOUSING VALUE

Source: Environics Analytics

Owner-Occupied Housing Units by Value
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HOUSING ASSESSMENT

$60,000

$260,000

No Data

MEDIAN VALUE OF OWNER-OCCUPIED HOME BY CENSUS BLOCK GROUP

Whitfield County Dalton (City Limits = Green Outline)

Key
Value of Owner-
Occupied Home 

Median Housing Value

Á City of  Dal ton

Á $140,778

ÁWhitf ield County

Á $142,842

Á Georgia

Á $172,202

Source: Bleakly Advisory Group based on data from US Census
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HOUSING ASSESSMENT

66%

34%

Georgia

65%

35%

Whitfield County

51%49%

City of Dalton

Tenure of Occ. Housing Units

Á The proport ion of  renter  housing is  h igher  in  
Dal ton as compared to  the county and the state  
overa l l .

ÁWhit f ie ld has over  tw ice as many occupied renta l  
homes than does Dal ton.

Á City  of  Dal ton

ÁHousing Units, Owner-Occupied: 6,139

ÁHousing Units, Renter-Occupied: 5,890

ÁWhit f ie ld County

ÁHousing Units, Owner-Occupied: 23,261

ÁHousing Units, Renter-Occupied: 12,336

HOUSING TENURE: OWNER / RENTER

Source: Environics Analytics
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HOUSING ASSESSMENT

15%

95%

Key
Tenure: %
Owner-Occupied Home 

Á Because Whi t f ie ld has over  tw ice 
as many occupied renta l  homes 
( in  absolute numbers) than does 
Dal ton,  th is  po ints to  an 
opportuni ty  to  provide var ious 
types of  addi t ional  renta l  
opt ions in  both the c i ty  and the 
county.

Source: Bleakly Advisory Group based on data from US Census

TENURE (% OWNER-OCCUPIED) BY CENSUS BLOCK GROUP

Whitfield County Dalton (City Limits = Gray Outline)

26



Á Dal ton has a s ign i f icant ly  h igher  propor t ion 
of  mul t i fami ly  housing (41%) than Whi t f ie ld 
County overa l l  (20%).  

ÁhǾŜǊ ƘŀƭŦ ǘƘŜ ŎƻǳƴǘȅΩǎ ŀǇŀǊǘƳŜƴǘ ǎǘƻŎƪ ǿŀǎ 
bui l t  in  the 1970s and 80s.

HOUSING ASSESSMENT
HOUSING TYPES
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Housing  Units by Type, 2018
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Á Whit f ie ld County sees 700-750 
home sales per  year,  and 
approximately one-th i rd  are in  
the c i ty  l im i ts .  

Á Two-thi rds of  sa les in  Dal ton 
proper have been s ing le-fami ly  
homes in  recent  years.

EXISTING HOUSING SUPPLY
FOR-SALE

247 228 222

70

386
485 493

146

0%

5%

10%

15%

20%

25%

30%

35%

40%

45%

0

100

200

300

400

500

600

700

800

2015 2016 2017 Jan-April 2018

Dalton Elsewhere in Whitfield County % Dalton

180
156 157

58

67
70 65

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

0

50

100

150

200

250

300

2015 2016 2017 Jan-April 2018

Single-Family Condo/Townhome % Single-Family

Source: MLS

Total Sales by Jurisdiction

Sales by Type in Dalton

28



EXISTING HOUSING SUPPLY

Key
Home TypeÁ The major i ty  o f  home sales 

in  Whi t f ie ld County and the 
City  of  Dal ton are s ing le-
fami ly  detached. Dal ton 
a lso has some condo and 
townhome sales.

Source: Bleakly Advisory Group based on data from MLS

2017 ALL HOME SALES BY TYPE

Whitfield County Dalton (City Limits = Gray Outline)

Single Family

Condo/Townhome

Mobile Home
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EXISTING HOUSING SUPPLY

Key
Sale PriceÁ Higher-pr iced home sales are 

general ly  c lustered in  
southwest  Dal ton,  Whi t f ie ld 
County just  west  o f  the Ci ty  
o f  Dal ton,  and Whi t f ie ld 
County just  east  o f  the Ci ty  
o f  Varne l l.

2017 ALL HOME SALES BY PRICE

Whitfield County Dalton (City Limits = Gray Outline)

Home Sold

<$80,000

>$400,000
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Á The average s ing le-fami ly  home in  Dal ton se l ls for  approximately 20% more than the 
average home in  overa l l  Whi t f ie ld County.  

EXISTING HOUSING SUPPLY
FOR-SALE
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Á In  2017,  65% of  sa les were pr iced 
be low $200,000.  

Á Since 2015,  the share of  homes 
pr iced between $150,000-
$200,000τthe meat  o f  the marketτ
has grown the most .  

Á Meanwhi le,  the propor t ion of  sa les 
under $100,000 has dec l ined in  
recent  years as the local  market  has 
recovered f rom the recession.  

EXISTING HOUSING SUPPLY
FOR-SALE
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Á In  2017,  56% of  s ing le-fami ly  sa les 
were pr iced be low $200,000.  

Á Sales are fa i r ly  evenly d ist r ibuted 
across the ent i re  spectrum of  pr ice 
points.

Á This conceals the reality that 
homes below $250,000 often need 
extensive renovation and are not 
at the quality associated with that 
price in other areas of the region. 

EXISTING HOUSING SUPPLY
FOR-SALE

Source: MLS
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Á In  2017,  Whi t f ie ld Co.  saw a to ta l  
o f  73 new construct ion home 
sales.

Á 62 Single-family 

Á 11 Condo/Townhome

Á Overall Avg.: $152,037 

Á In  2016,  Whi t f ie ld Co.  saw of  to ta l  
of  55 new construct ion home 
sales.

Á 48 Single-family 

Á 7 Condo/Townhome

Á Overall Avg.: $147, 951 

EXISTING HOUSING SUPPLY
NEW CONSTRUCTION FOR-SALE

Source: MLS

Whitfield Co. New Home Sales by Price Point, 2016 & 2017
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EXISTING HOUSING SUPPLY
DALTON RENTAL SHADOW MARKET

Á The shadow market  refers to  propert ies that  are l isted for  rent  ind ividual ly,  typ ica l ly  by  
a landlord that  owns only one or  a smal l  number of  proper t ies, rather  than by an 
ŀǇŀǊǘƳŜƴǘ ƳŀƴŀƎŜƳŜƴǘ ŎƻƳǇŀƴȅΦ ¢ƘŜǎŜ ŀǊŜ άƻƴŜ-ƻŦŦέ ƭƛǎǘƛƴƎǎΦ 5ŀƭǘƻƴΩǎ ǎƘŀŘƻǿ ƳŀǊƪŜǘ 
i s  larger  than i ts  convent ional  apar tment  market .  S ing le-fami ly  homes represent  21% 
of  a l l  renta l  housing in  the c i ty,  and smal ler  attached products represent  another  47%. 

21%

4%

7%

16%

20%

31%

2%

Single-Family
Detached

Townhome 2-Unit Multifamily 3- or 4-Unit
Multifamily

5- to 9-Unit
Multifamily

10-Unit Multifamily
or Larger

Mobile Homes, Etc.

Multifamily properties, but not managed on-site. Less likely 
to be professionally managed or offer amenities.

Conventional apartment 
complexes. More likely to 

feature on-site management and 
amenities.

Provides lifestyle 
that is most similar 
to homeownership.

Dalton Renter-Occupied Housing Units (ACS, 2016 5-Year)
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EXISTING HOUSING SUPPLY

Á Whit f ie ld had a g lu t  o f  
de l iver ies in  2001 that  
market  has been s lowly 
work ing off ;  however,  the 
market  has stayed be low the 
heal thy 5% vacancy 
threshold s ince 2016.

Á Lack of  new a l ternat ives p lus 
household growth means 
that  even as these uni ts  age 
(and do not  renovate),  they 
are ask ing more rent .  

Á Rate of  rent  growth is  
increasing each year,  f rom 
0.4% in  2010 to  5.4% last  
year.  3.0%+ s ince 2014.

Á Because of  the t ight market 
and lack of  new supply,  
people are sett l ing for  lower 
qual i ty propert ies than they 
would l ike or  could afford.  
Over 40% of  the mult i family 
market is  C lass C propert ies.
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Whi le there are some new homes in  Dal ton for  under $150,000,  they are very  smal l .  
There is  a  t radeoff  between s ize and leve l  o f  f in ish in  Dal ton.

KEY FINDINGS
HOUSING OPTIONS FOR A BUDGET OF $150,000 

Small, New Home in Dalton Dated, Existing Home in 
Dalton

Entry-Level New Home in 
Catoosa or Bartow County

2-Bedroom Apartment in 
Suburban Chattanooga

Square Feet 1,200 - 1,400 Avg. 2,000 1,500 - 1,700 1,100 - 1,200

Typical Home Price $100,000 - $140,000 Avg. $145,000 $150,000+ base price, 
plus HOAfees

$1,100 - 1,350 / month

Price per Square Foot $85 - $100 Avg. $75 $95 - $110 $1.00

Level of Finish New Dated New Updated

Structure Vinyl, front load garage 1950s Ranch Vinyl, front load garage 2000s garden apartment

Location Individual infill lots Established neighborhood < 40 lot builder subdivision Eastern Chattanooga 
suburbs near I-75

Shared amenities None None Clubhouse and pool Clubhouse and pool, fitness 
center, on-site management

Commute to Dalton < 15 min < 15 min 20 - 45 min 35 - 45 min
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KEY FINDINGS

H o m e s i ze  a n d  h o m e  a g e  a r e  two  k ey  m e t r i cs  i n  
c o mp a r i ng  t h e  v a lu e  p ro p o s i t i o n  f o r  h o mes  i n  t h e  s a me  
p r i c e  r a n g e .  Th e  g r i d  a t  r i g h t  o r g a n i zes  t h e  h o u s in g  
o p t i o ns  o n  t h e  p r ec ed ing  p a g e  a c c o r d ing  t o  t h es e  two  
f a c to r s .  Th e  s i ze  o f  ea c h  b u b b le  i s  i l l u s t r a t i ve  o f  t h e  
n u m b e r  o f  h o m es  i n  ea c h  m a r k e t  s eg m en t .

HOUSING OPTIONS FOR A BUDGET OF $150,000

Not Updated New
Updated

Smallest

<1,000 SF

Largest

4,000 SF+

Source: Bleakly Advisory Group

Dalton

Dalton

Catoosa and Bartow 

Counties

Suburban Chattanooga 

(Apt)

2,500 SF

Á Dal ton has the most  opt ions 
for  a  household wi th  a  
$150,000 budget ,  but  these 
homes of ten requi re 
potent ia l ly  cost ly  upgrades.  
This  may not  be a good 
value when the same buyer  
can a lso affo rd a new, 
move-in  ready home in  a  
neighbor ing county.

Á Dal ton must  therefore 
ident i fy  other  se l l ing 
proposi t ions bes ides pr ice 
point  to  att rac t  these 
buyers ,  such as prox imi ty  to  
work ,  a  v ibrant  downtown, 
and outdoor  ameni t ies .
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For the same pr ice of  an ex ist ing home in  Dal ton,  buyers can get  a newer home in  a 
neighbor ing county.

KEY FINDINGS
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HOUSING OPTIONS FOR A BUDGET OF $250,000

Updated Home in Dalton Top-of-the-Line New Home 
in Ringgold or Adairsville

New Home in Dalton Base Model New Home in 
Suburban Chattanooga

Square Feet 2,000 - 2,800 2,250 2,500 2,100

Typical Home Price $200,000 - $270,000 $240,000, plus HOAfees $265,000 Starting at $270,000, plus 
HOAfees

Price per Square Foot $95 - $100 $105 $100 - $110 $130

Level of Finish Partially updated New (with upgrades) New New (base package)

Structure 1950 - 2000 brick Partial brick, side-entry 
garage

Stone and vinyl, front load 
garage

Partial brick, side-entry 
garage

Location Established neighborhood < 40 lot builder subdivision < 40 lot builder subdivision Master planned community

Shared amenities None Clubhouse and pool None Clubhouse and pool

Commute to Dalton < 15 min 20 - 35 min < 15 min 35 - 45 min



Suburban Chattanooga 

KEY FINDINGS

Á Dal ton a lso has fewer 
άƳƻǾŜ-ƛƴ ǊŜŀŘȅέ όƛΦŜΦΣ 
updated or  new) hous ing 
opt ions at  the $250,000 
pr ice level .  

Á For the same pr ice as an 
updated home in  Dal ton,  
buyers  can afford a h igh-end 
new home in Ringgold or  
Adai rsv i l le ,  or  even 
potent ia l ly  a  base-model  
new home in  suburban 
Chattanooga.  

Á These f ind ings re-emphas ize 
the need for  a  va lue 
propos i t ion predicated on 
more than just  pr ice.

HOUSING OPTIONS FOR A BUDGET OF $250,000

Not Updated New
Updated

Smallest

<1,000 SF

Largest

4,000 SF+

Source: Bleakly Advisory Group

Dalton

Dalton
Ringgold or Adairsville

2,500 SF
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At th is  pr ice point ,  buyers have more opt ions in  Whi t f ie ld County.  At  the same t ime, they can 
also afford more opt ions that  are wel l  located to  the larger  c i t ies of  Chattanooga and At lanta.

KEY FINDINGS
HOUSING OPTIONS FOR A BUDGET OF $450,000

Golf Club Living in Rocky 
Face

Large-Lot Estate Home in 
Dalton

Golf Club Living in 
Chattanooga

High-End New Home in 
Metro Atlanta

New Home in Close-In 
Chattanooga

Square Feet 3,000+ 4,000 - 5,000 3,000 - 5,000 3,000 - 4,100 3,000 - 4,000

Typical Home Price $460,000+, 
plus club fees

$475,000+ $375,000 - $795,000, 
plus club fees

$400,000+,
plus HOAfees

$400,000 - $550,000

Price per Square Foot $105 - $140 $100 $110 - $160 $110 - $135 $130 - $160

Level of Finish Custom Updated Custom New (with upgrades) New or total gut 
renovation

Structure/Lot 1988 - 2000s large lot
estate home

1950 - 2000s large lot
estate home

1990 - 2000s medium 
lot estate home

Medium lot Medium infill lot, 
historic character

Location Farm Golf Club Adjacent to Rocky Face 
Mountain

Council Fire Golf Club 
(TN-GA state line)

West Cobb County Riverview 
neighborhood, 
Chattanooga

Shared amenities Golf/country club None Golf/country club Clubhouse, pool, tennis None

Commute to Dalton 20 min < 15 min 30 min 60 min 40 - 55 min
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Suburban 

Chattanooga 

KEY FINDINGS

Á Dal ton has a comparat ive ly  
st rong select ion of  hous ing 
opt ions for  h igh-end estate 
homes.  

Á However,  many of  these 
homes have custom f in ishes 
that  are very  taste-spec i f ic  
and less appeal ing to a  
broad base of  buyers  than 
the convent ional  new 
product  being offered at  
th is  pr ice in  At lanta or  
Chattanooga.  

Á Again,  th is  points  to the 
need for  a  va lue 
propos i t ion that  inc ludes 
ameni t ies ,  job prox imi ty,  
and other  factors  beyond 
the pr ice and features of  
the hous ing stock i tse l f.

HOUSING OPTIONS FOR A BUDGET OF $450,000

Not Updated New
Updated

Smallest

<1,000 SF

Largest

4,000 SF+

Source: Bleakly Advisory Group

Dalton

Rocky Face

Metro Atlanta

2,500 SF

Close-In Chattanooga 
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KEY FINDINGS

Á Combin ing a l l  o f  the major  
market  for-sa le hous ing 
segments  in  Dal ton y ie lds the 
matr ix  at  r ight .

Á The dashed area in  red 
highl ights  a  key undersupp l ied 
ǎŜƎƳŜƴǘ ƻŦ 5ŀƭǘƻƴΩǎ ƘƻǳǎƛƴƎ 
market .  Speci f ica l ly,  there is  
an oppor tun i ty  to  add more 
hous ing in  Dal ton/Whi t f ie ld  
County  wi th the fo l lowing 
character is t ics :

Á Updated or new

Á 1,800 SF to 3,000 SF

Á $150,000 to $300,000

Á This  can be accompl ished 
through a combinat ion of  new 
construc t ion and incent iv iz ing 
the renovat ion of  ex ist ing ,  
non-updated homes as shown 
by the dashed arrow.

Not Updated New
Updated

Smallest

<1,000 SF

Largest

4,000 SF+

Source: Bleakly Advisory Group

2,500 SF

DALTON OVERALL FOR-SALE MARKET SUMMARY

AREA OF 

UNDERSUPPLY

Dalton Housing Supply

KEY

$150K

$250K

$450K
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KEY FINDINGS
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DALTON RENTAL MARKET TYPOLOGIES

Conventional Historic Shadow Market

Garden Apartments, 
Built 1970-1985

Garden Apartments, 
Built 2000-2002

Historic Renovated/ 
Loft Apartments

Single-Family Shadow 
Market

Multifamily 
Shadow Market

Exterior

Property Examples Legacy of Dalton, 
Stone Ridge, Dalton 

Village

Park Place, Park 
Murray, Excalibur 

Village

Crown Mill Village n/a n/a

Location Scattered site I-75 Historic core Scattered site Scattered site

Year Built 1970-1985 2000-2001 1880-1900 Variable, typically 
pre-2000

Variable, typically the 
oldest rental type

Unit Count 50 - 100 30 - 80 66 1 < 10

Unit Mix 30% 1 BR
50% 2 BR
20% 3 BR

15% 1 BR
85% 2 BR

85% 1 BR
15% 2 BR

Variable Variable

Property-Wide 
Average Rent

$500 - $850 $650 - $850 $800 $800+ Variable, typically the 
lowest cost type

Property-Wide 
Average $/SF

$0.60 - $0.90 $0.70 - $0.95 $0.85 Up to $0.85; 
dependent on quality

Typically < $0.70

Typical Amenities Sport courts, pool, 
playground, on-site 
leasing/mgmt office

Sport courts, pool, 
playground, on-site 
leasing/mgmt office

Adjacent to retail Private yard None

Dal ton has none of  the type of  renta l  opt ions that  att ract  young professionals into  the communi ty.



KEY FINDINGS

Source: Bleakly Advisory Group

DALTON OVERALL HOUSING MARKET OPPORTUNITY

EXISTING SUPPLY DEMAND

MARKET OPPORTUNITY:

Å Few homes on the market 
due to low turnover rate 

Å Aging housing stock; few 
renovations

Å Lack of mixed-use 
development

Å High volume of home sales 
below $50K

Å Move-in ready new or 
renovated homes

Å More community amenities: 
a vibrant downtown, outdoor 
recreation, etc.

Å More opportunities to live 
downtown

Å High-end apartments for 
renters by choice

FOR-SALE: 150 - 160 NEW UNITS PER YEAR
Å40% @ <$200K: meet this demand 

through renovation activity, especially of 
homes priced <$50K today

Å60% @ $200K+: meet this demand 
through new construction

RENTAL: 200 NEW UNITS PER YEAR
Å55% @ <$875/month: meet this 

demand through renovation activity 
and/or LIHTC/affordable development 

Å45% for >$875/month: meet this high-
end demand through new construction 
(roughly 1 market-rate apartment 
community every 3-5 years)
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EXISTING HOUSING SUPPLY

Á Because of  the lack of  
appropr iate leve ls  of  new 
construct ion homes at  an array  
of  pr ice points,  Whi t f ie ld County 
has too few local  homebui lders.

Á Homebui lders in  nearby markets 
such as Chattanooga and At lanta 
wi l l  need to  be convinced of  the 
market  opportuni ty.  

THE HOMEBUILDER MARKET
Builders Active Currently

Community Name City Product 
Type(s)

Base 
Price/Rent 
Range

Greenwood 
Developers

Villas at Nob North Cohutta For-Sale 
Detached

Low 
$200,000s+

Orchard Place Dalton Attached 
Condos

$160,000+

Barrett 
Properties

Belk 
Redevelopment

Dalton Apartments $825 (1B)

Smith 
Douglas 
Homes

Woody Farms Adairsville Single-Family 
Detached

$159,000 -
$235,000

Emerson 
Properties, 
LLC

The Vineyard Ringgold Single-Family 
Detached

$190,000+

Stonebrooke Ringgold Single-Family 
Detached

$119,000+

Charles 
Williams 
REIC

RiverPointLuxury 
Apartments

Rome Apartments $850 (studio) -
$1,525 (3B)

Smith Douglas Homes - Woody Farms Emerson Properties - The VineyardGreenwood Developers - Villas at 
Nob North
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COMMUTER 
OPPORTUNITY



ÁWhit f ie ld County has the opportuni ty  
to  un lock addi t ional  housing demand 
by att ract ing more new employees to  
l ive  in  the county.

Á Current ly,  50% of  Whit f ield County 
workers earning more than $40,000 
per year l ive outside the Dal ton MSA. 

ÁForty percent live in Whitfield 
County; the remaining 10% live in 
Murray County. Among Whitfield 
County workers at all incomes, that 
share rises slightly: 55% of Whitfield 
County workers live in the Dalton 
MSA. 

COMMUTER OPPORTUNITY

Where Whitfield County Workers Earning >$40K Live, by MSA

MSA of Residence # %

Dalton MSA

Whitfield County 7,623 40%

Murray County 1,946 10%

Chattanooga MSA - GA Counties 2,242 12%

Atlanta MSA - Core Counties 1,727 9%

Calhoun MSA 1,389 7%

Chattanooga MSA - TN Counties 1,026 5%

Cleveland MSA 642 3%

Rome MSA 351 2%

Atlanta MSA - Northwest 
Counties 405 2%

Other 1,761 9%

Total 19,112 100%

MSA Key

Atlanta ςCore Counties

Atlanta ςNW 
Counties
(Pickens, 

Cherokee, Bartow)

Cleveland

Chattanooga: TN Counties
(Hamilton, Marion, 

Sequatchie)

Calhoun 
(Gordon County)

Chattanooga: GA Counties
(Catoosa, Dade, Walker)

Rome
(Floyd County)

Dalton MSA
(Whitfield, Murray)

Source: U.S. Census OnTheMap, 2016 data
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Á The commute share is  comparable to  s imi lar  communit ies,  but  opportuni ty  
ex ists to  capture a larger  percentage of  new employees wi th  improved 
opt ions in  the housing market .  

COMMUTER OPPORTUNITY

All Workers Workers Earning >$40K

MSA Counties Included Live/Work in Same MSA Live/Work in Same MSA

Dalton Whitfield, Murray 54.9% 30,325 50.1% 9,569

Rome Floyd 53.0% 18,587 52.7% 6,825

Valdosta Brooks, Echols, Lanier, Lowndes 55.9% 27,177 59.4% 7,537

Calhoun Gordon 44.3% 8,122 43.1% 2,540

Source: U.S. Census OnTheMap, 2016 data

Commuter Capture in Similar Regions
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Whitfield Co. Overall

Á 58,267 Employed in  the Select ion Area

Á44%Employed and Living in the Selection Area

Á 43,613 L iv ing in  the Select ion Area

Á58% Living and Employed in the Selection Area

COMMUTER OPPORTUNITY

Goods Producing

Á 22,697 Employed in  the Select ion Area

Á48% Employed and Living in the Selection Area

Á 16,216 L iv ing in  the Select ion Area

Á67% Living and Employed in the Selection Area

Trade, Transport, & Util it ies 

Á 15,050 Employed in  the Select ion Area

Á30% Employed and Living in the Selection Area

Á 9,065 L iv ing in  the Select ion Area

Á50% Living and Employed in the Selection Area

All Other Services

Á 20,  520 Employed in  the Select ion Area

Á49% Employed and Living in the Selection Area

Á 9,974 L iv ing in  the Select ion Area

Á54% Living and Employed in the Selection Area

Employees by Sector:

Á The share of  local  employees 
work ing in  the Good Produc ing and 
Serv ice Sectors that  a lso l ive  in  the 
county is  greater  than Trade, 
Transport ,  and Ut i l i t ies employees 
that  a lso l ive  in  the county.
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Á Over 700 people who responded to  a 
survey for  th is  study work in  Whi t f ie ld 
County but  l ive  e lsewhere.  Thei r  
responses h igh l ighted housing as a top 
reason for  not  l iv ing where they work.  

COMMUTER OPPORTUNITY

20%

22%

47%

51%

34%

5%

15%

18%

29%

24%

6%
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Other

Parents (born and raised here)

Proximity to other family members

Availability of housing that met your needs

Nearby retail, restaurants, nightlife, or other desired amenities

Public services (fire, police, water/sewer, transportation, libraries)

Recreation (golf courses, parks, etc.)

Community and historic/cultural sites

Schools

Other household member's employment

Your employment

If you live OUTSIDE of Dalton and/or Whitfield County, please select your top three 
reasons for choosing to live in your location: 

Á Survey resul ts  a lso h igh l ight  the 
importance of  ameni t ies for  captur ing 
more workers as res idents.  
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Á The survey a lso asked commuters 
ǿƘƻ ǿƻǊƪ ōǳǘ ŘƻƴΩǘ ƭƛǾŜ ƭƻŎŀƭƭȅ 
whether  they would consider  ever  
moving to  Whi t f ie ld County; 59% 
said yes.  

COMMUTER OPPORTUNITY

33%

40%

10%

16%

29%

13%

23%

0% 5% 10%15%20%25%30%35%40%45%

Other

Family ties elsewhere and/or need to be
closer to family member's employment

Safety

Schools

Lack of the type of housing I want

Taxes

Housing is too expensive here

If you live OUTSIDE of Dalton and/or Whitfield County, why 
do you live OUTSIDE of Dalton and/or Whitfield County? 
(choose all that apply) 

Whitfield County will likely never be competitive 
among these households, but can be competitive 
for the others.

No
41%

Yes
59%

If the reason for living outside of Dalton 
and/or Whitfield County changed, 
would you consider moving here?

52



Á Whit f ie ld County could be a compet i t ive opt ion for  approximately 60% of  the worker  
ƘƻǳǎŜƘƻƭŘǎ ƛǘ άƭƻǎŜǎ ƻǳǘ ƻƴέ ǘƻŘŀȅΦ 

Á This means 1,700 addi t ional  households could consider  l iv ing here over  the nex t  10 years,  
g iven the opt ion.

COMMUTER OPPORTUNITY

Traditional Capture of Whitfield 
County's Workers (All Incomes)

Total Potential 
Demand

²ƘƛǘŦƛŜƭŘ /ƻǳƴǘȅΩǎ 
Ability to Capture

Murray County 11% 338 High

Chattanooga - GA Counties 9% 279 High

Atlanta - Core Counties 8% 256 Low

Calhoun/Gordon County 6% 192 High

Chattanooga - TN Counties 3% 99 Moderate

Cleveland, TN 3% 76 Low

Rome 2% 63 Low

Atlanta - Northwest 2% 52 Moderate

Other 11% 346 Low

2018-2028 
Projected 
New Jobs:

3,020
- GA DOL

TOTAL

Location 
Capture 
Rating

Potential 
Induced 
Demand

Low 678 40%

Moderate 151 9%

High 872 51%

Total 1,701 100%

Illustrative Potential Future Housing Demand Scenario Based on Projected Employment Growth
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POTENTIAL
MARKET
ABSORPTION



ÅDemand 
Segment:  
Existing Owner 
Household 
Annual Turnover

ÅDemand 
Segment:  
Existing Renter 
Household 
Annual Turnover

ÅDemand 
Segment: 
Projected Annual 
New Household 
Growth

Qualify by 
Income

Qualify by Age

Qualify by 
Housing Type 
Preference

Qualify by 
Ownership 
Preference

Estimated Annual Demand Potential 

by Location, Type & Price Point

Á Housing demand or ig inates 
f rom three consumer buyer 
segments:  

Ánew households moving to the 
county

Ácurrent owner households in 
turnover

Ácurrent renter households in 
turnover

Á As d iagrammed at  r ight ,  the 
analysis employed for  th is  study 
qual i f ied the three segments for  
Whit f ie ld County by income 
leve ls,  tenure,  annual  turnover,  
preference to  buy or  rent  new, 
and preference to  buy or  rent  
detached or  attached homes.

POTENTIAL HOUSING DEMAND ANALYSIS

Housing Demand Analysis: Whitfield County

City/County 

Capture 

Rates
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POTENTIAL HOUSING DEMAND ANALYSIS

Á Demand f rom local resident turnover and cont inued expected resident ia l  growth under the 
status quo is  approximately 6.5x more than potent ia l  induced commuter demand. 

ÁRecommendation: Focus near-term efforts on retention.

Á I t  is  easier  to  keep ex ist ing res idents than to  convince non-residents to  move.  

Á Moreover,  the pol ic ies and act ions that  make res idents more l ike ly to  stay  in  Whi t f ie ld 
County are a lso those that  wi l l  make commuters more l ike ly to  consider  coming to  l ive  in  
Whi t f ie ld County. 

Á As a resu l t ,  the commuter  demand problem could so lve i tse l f  as the needs and desires of  
ex ist ing res idents are met and more opt ions and ameni t ies are int roduced into the market .

Demand Pool: 
Income-Qualified Households That Would Consider New Construction 

In Whitfield County When They Move

Demand Pool % of Total Demand Pool

Baseline Existing and New Whitfield County Owners 50%

Baseline Existing and New Whitfield County Renters 35%
Potential Additional Induced Demand from Commuters 15%

Total 100%
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POTENTIAL MARKET ABSORPTION
FOR-SALE NEW CONSTRUCTION

ÁWhit f ie ld County can support  approx imately 150 - 160 new construct ion home sales annual ly  
on average through 2024,  assuming local  employment growth cont inues.  

Existing Owners in 
Turnover

Existing Renters 
Becoming Owners

Demand from Growth

New Owner 
Households

Total Annual Demand Pool

150 - 160
owner households 

per year

Demand from Existing Residents

Average Annual New Construction For-Sale Absorption Potential, 2019-2024

Á The opportunity to activate the full market potential is to offer new home products attractive to target market audiences of all
ages and housing affordability.

4%

29%

16%
27%

14%

10%

Est. Age of Potential Whitfield New 
Construction Homebuyer

Under 25 25-34 35-44 45-54 55-64 65+

13%

10%

18%

17%

26%

16%

Est. Price Distribution of Potential Whitfield 
New Home Construction

Up to $100K $100K to $150K $150K to $250K

$250K to $300K $300K to $450K $450 and up
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TARGET MARKETS

Á The deepest  market  segments are households under age 35 wi th  incomes of  $50,000-$100,000,  
as wel l  as households age 45-54 who earn over  $75,000.  

Household 
Income

Affordable Price  
Range Midpoint Price Under 25 25-34 35-44 45-54 55-64 65+ Total

Up to $35K Up to $100K 0% 5% 1% 2% 1% 4% 13%

$35K-$50K $100K to $150K $125,000 0% 5% 1% 1% 1% 1% 10%

$50K-$75K $150K to $250K $200,000 1% 7% 2% 4% 2% 2% 18%

$75K-$100K $250K to $300K $275,000 1% 5% 3% 5% 2% 1% 17%

$100K-$150K $300K to $450K $375,000 0% 4% 4% 11% 5% 1% 26%

$150K+ $450 and up 0% 5% 5% 4% 2% 2% 16%

Total 4% 29% 16% 27% 14% 10%

Whitfield County Demand Pool for New For-Sale Homes by Age and Income

First-time Buyers

Typically young professional couples with 

growing families or dual-income with no kids 

(DINKS).

These buyers are seeking to establish roots in a 

new economical home.

Move-up Buyers

Typically families with school-age children 

seeking higher-quality and/or larger new for-sale 

home.

Source: Bleakly Advisory Group analysis based on data from Claritas, American Community Survey 2015-2016 PUMS

Nearly 60% of the demand for 

new construction for-sale 

homes in Whitfield is driven by 

higher-income households that 

could afford homes priced 

greater than $250,000. 

Production volume of homes in 

this price range is very limited 

currently in Whitfield County, 

particularly in locations with 

community amenities.

FOR-SALE NEW CONSTRUCTION
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Avg. Annual Potential Dalton Greater Dalton/Whitfield
For-Sale

New Single-family 33 77

New Attached Single-family 16 18
(Townhome / Duplex / Etc.)

New Condominium 9

TOTAL AVERAGE ANNUAL 
ABSORPTION POTENTIAL 59 95

POTENTIAL MARKET ABSORPTION
FOR-SALE NEW CONSTRUCTION, 2019-2024

A healthy 
Dalton/Whitfield 
housing market will 
offer new 
construction homes 
in various formats 
and locations.

The distribution of  
city/county 
potential is based 
on historical trends 
and could evolve 
based on future 
development 
patterns. 
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POTENTIAL MARKET ABSORPTION

Á The 73 new construct ion Whi t f ie ld Co.  
home sales in  2017 averaged $152,000.

Á The stat ist ica l  demand analysis 
conducted for  th is  study reveals the 
potent ia l  to  se l l  153 new homes annual ly  
throughout  the county,  inc luding the c i ty  
o f  Dal ton.

Á To actual ize the demand potent ia l ,  a  
greater  array  of  new home pr ice points 
should be offered in  var ious sett ings.  

ÁWe est imate,  based on the current  and 
fu ture demographics of  the county,  that  
near ly  60% of  the demand potent ia l  is  
for  new homes pr iced above $200,000.  
However,  in  2017 less than 10% of  new 
construct ion home sales were pr iced in  
that  range.

Á The opportuni ty  for  home bui lders and 
developers is  to  f ind locat ions, home 
products,  and development or ientat ions 
that  wi l l  att ract  buyers at  pr ice points 
above $200,000.

60

0

20

40

60

80

100

120

Single Family Condo/Townhome

2017 Sales Unmet Demand

2017

73 new construction home sales

Á62 Single-family 

Á11 Condo/Townhome

ÁOverall Avg.: $152,037 



POTENTIAL MARKET ABSORPTION
FOR-RENT NEW CONSTRUCTION

ÁWhit f ie ld County can support  approx imately 90 - 100 market-rate*  new construct ion renta l  un i ts 
annual ly  on average through 2024,  assuming local  employment growth cont inues.  

Á Addi t ional ly,  there is  potent ia l  to  absorb a s imi lar  number of  new affordable* renta l  un i ts  
annual ly.  

Existing Renters in 
Turnover

Existing Owners in 
Turnover to Renters

Demand from Growth

New Renter 
Households

Demand from Existing Residents

Average Annual New Market-Rate For-Rent Absorption Potential, 2019-2024

* Market-rate units are those attainable by households with incomes greater than $35K. Affordable units are defined here as those units in which 
households with incomes of $35K and below can rent with 30% or less of income going toward housing costs. 

33%

59%
31%

13%

15%

13%

Est. Age of Potential Whitfield New Unit Renter

Under 25 25-34 35-44 45-54 55-64 65+

55%

19%

15%

6%

3% 2%

Est. Monthly Rent Distribution of Potential 
Whitfield New Units

Up to $875 $875 - $1,250 $1,250 - $1,875

$1,875 - $2,500 $2,500 - $3,750 $3,750 and up

Total Annual Demand Pool

90 - 100
renter households 

per year
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Avg. Annual Potential Dalton Greater Dalton/Whitfield
For-Rent

New Multifamily Garden 28 28

New Multifamily Walkable 20 4

New Attached Single-Family
(Townhome / Duplex / Etc.)

9 6

TOTAL AVERAGE ANNUAL 
ABSORPTION POTENTIAL* 57 38

POTENTIAL MARKET ABSORPTION
FOR-RENT NEW CONSTRUCTION, 2019-2024

* Does not include likely additional potential for subsidized affordable and senior-oriented units 

A healthy 
Dalton/Whitfield 
housing market will 
offer new 
construction homes 
in various formats 
and locations.

The distribution of  
city/county 
potential is based 
on historical trends 
and could evolve 
based on future 
development 
patterns. 
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TARGET MARKETS

Á The deepest  non-affordable market  segment is  households under age 35 wi th  incomes of  
$35,000-$75,000.

Household 
Income

Affordable
Rent Range Midpoint Rent Under 25 25-34 35-44 45-54 55-64 65+ Total

Up to $35K Up to $875 $425 12% 18% 11% 3% 5% 5% 55%

$35K-$50K $875 -$1,250 $1,050 3% 7% 3% 2% 2% 1% 19%

$50K-$75K $1,250 -$1,875 $1,450 3% 6% 3% 2% 2% 0% 15%

$75K-$100K $1,875  -$2,500 $1,825 2% 3% 1% 1% 0% 0% 6%

$100K-$150K $2,500 -$3,500 $2,600 0% 1% 0% 1% 0% 0% 3%

$150K+ $3,500-And Up >$,2600 0% 1% 1% 0% 0% 0% 2%

Total 20% 36% 19% 8% 9% 8%

Whitfield County Demand Pool for New Rental Apartments by Age and Income

Young Professionals

Not ready to buy, but earn enough to choose a 

high-end apartment. 

Unit preferences: studio, 1-bedroom

Mature Professional ñRenters by Choiceò

Prefer the convenience and flexibility of renting.

Want the level of quality of for-sale, but none of 

the hassle.

Unit preferences: 1-bedroom, 2-bedroom

Source: Bleakly Advisory Group analysis based on data from Claritas, American Community Survey 2015-2016 PUMS

Over 25% of the demand 

for new rental units in 

Whitfield is driven by 

higher-income 

households that could 

afford monthly rents 

greater than $1,250. A 

large proportion of these 

current local renters are 

spending less than 20% 

on housing costs and 

could afford more.

FOR-RENTNEW CONSTRUCTION
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TARGET MARKETS

Á This matr ix  deta i ls the major  categor ies of  buyers and renters in  turnover  in  the market  today.

HOUSING PREFERENCES BY MARKET SEGMENT

Below-Market Renters Young 
Professionals

Young 
Families

Middle-Age 
Families

Middle-Age 
Singles and Couples

Empty Nesters

Age All 22-34 25-35 35-55 35-55 55+

Income <$35,000 $35,000+ $50,000+ $60,000+ $60,000+ $70,000+ or retired

Spending 
constraints

Å Limited savings Å College debt Å College debt
Å Childcare costs

Å Saving for college Å Variable Å Saving for 
retirement

Household 
composition

Å Singles
Å Couples
Å Families

Å Singles
Å Couples
Å Roommates

Å άtǊŜ-ŦŀƳƛƭƛŜǎέ
Å Singles and couples 

who just had their 
first kid

Å Singles and couples 
with 1+ kids

Å Mostly singles
Å May have kids on 

part-time basis

Å Couples

Moving 
ōŜŎŀǳǎŜΧ

Å Looking for better 
quality or 
management

Å Graduated college
Å Moving in with 

significant other

Å Need more space 
Å Buying first home

Å Need more space
Å Kids entering grade 

school

Å Major life change 
(divorce, job 
change, etc.)

Å Downsizing

What they look 
for in a housing 
unit

Å Affordability 
trumps other 
preferences

Å Accepts housing 
vouchers

Å Standard level of 
finish in a well-
maintained unit

Å Willing to sacrifice 
space for a more 
amenitizedbuilding 
ƻǊ άŎƻƻƭέ ƭƻŎŀǘƛƻƴ

Å Low maintenance, 
on-site 
management

Å Some space for 
their family to 
grow, but may also 
plan to move again 
before 2nd kid or 
grade school

Å A small yard

Å Single-family home 
with a yard

Å Upgraded finishes 
compared to first 
home purchase

Å ! άŦƻǊŜǾŜǊ ƘƻƳŜέ 
where they can stay 
a while

Å If moving from an 
apartment: an 
upgraded version of 
the apartment they 
lived in as a young 
professional

Å If moving from a 
house: comparable 
level of finish

Å Low maintenance 
without sacrificing 
the quality they 
have come to 
expect (large 
closets, master 
suite, etc.)

Å Want to downsize 
without being 
cramped

What they look 
for in a 
community/
neighborhood

Å Safe neighborhood
Å Transit proximity

Å Shops, restaurants, 
etc. entertainment 
options within 
walking distance

Å Apartment 
amenities (pool, 
gym, etc.)

Å Other young 
families

Å A good place to 
raise a child, but do 
not want to give up 
proximity to shops 
and restaurants

Å Safe neighborhood
Å Good schools

Å Value convenience 
and proximityτto 
work, children, and  
shops and 
restaurants

Å Close to grandkids 
and/or other 
couples like them
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TARGET MARKETS

Á This matr ix  shows the types of  housing un i ts  each market  segment is  most  l ike ly  to  consider.

HOUSING PREFERENCES BY MARKET SEGMENT

Below-Market 
Renters

Young 
Professionals

Young 
Families

Middle-Age 
Families

Middle-Age 
Singles and Couples

Empty Nesters

# of Bedrooms 1+ Studio, 1, or 2 2-3 3+ 1, 1 w/ den, or 2 1 w/ den, 2, or 2 w/ 
den

Rental Apartment ṉ ṉ ṉ ṉ

Townhome ṉ ṉ ṉ ṉ

Single-Family 
Detached

ṉ ṉ

For-Sale Condo ṉ ṉ

Townhome ṉ ṉ

Small-Lot Detached ṉ ṉ

Medium- to Large-
Lot Detached

ṉ
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Á Home bu i ld ing  genera tes  substant ia l  l oca l  economic  ac t i v i t y,  i nc lud ing  new income and  jobs  fo r  res idents ,  
and  add i t i ona l  revenue fo r  l oca l  governments .

Á We es t imate  tha t  cu r ren t ly  t he  homebu i ld ing  indus t ry  i n  Wh i t f i e ld  Co .  has  a  comb ined  $6 .3  m i l l i on  d i rec t  
impac t  on  the  loca l  economy,  and  suppor t s  approx imate ly  70  jobs .  

Á However,  i f  t he  hous ing  marke t  were  to  ac tua l ize  the  po tent ia l  demand  desc r ibed  above ,  t he  hous ing  
ƛƴŘǳǎǘǊȅΩǎ ŘƛǊŜŎǘ ƛƳǇŀŎǘ ƻƴ ǘƘŜ ²ƘƛǘŦƛŜƭŘ ŜŎƻƴƻƳȅ ŎƻǳƭŘ ƎǊƻǿ ǘƻ ϷноΦп Ƴƛƭƭƛƻƴ ƛƴ ŘƛǊŜŎǘ ƛƳǇŀŎǘ ŀƴŘ ǎǳǇǇƻǊǘ 
250  jobs .

POTENTIAL HOUSING INDUSTRY ECONOMIC IMPACT

66

* This economic impact analysis is based on  data and methodology from the National Associations of Home Builders, supplemented by local data.

Current Average Home Price Annual Sales

$152,037 73

Direct Impact: Local Income .ǳǎƛƴŜǎǎ hǿƴŜǊǎΩ LƴŎƻƳŜ Local Wages and Salaries Local TaxesLocal Jobs Supported

$5,638,639 $1,916,376 $3,722,293 $632,009 70                                     

Future Potential Average Home Price Annual Sales

$243,750 153

Direct Impact: Local Income .ǳǎƛƴŜǎǎ hǿƴŜǊǎΩ LƴŎƻƳŜ Local Wages and Salaries Local TaxesLocal Jobs Supported

$18,946,902 $6,439,388 $12,507,613 $2,123,672 234                                   

Impact Potential $13,308,263 $4,523,012 $8,785,320 $1,491,663 164                                   

Whitfield Co. Annual For-Sale Homebuilding Economic Impact

Current Average Unit Value Annual Deliveries

$0 0

Direct Impact:

$0 $0 $0 $0 -                                    

Future Potential Average Unit Value Annual Deliveries

$145,000 95

Direct Impact: Local Income .ǳǎƛƴŜǎǎ hǿƴŜǊǎΩ LƴŎƻƳŜ Local Wages and Salaries Local TaxesLocal Jobs Supported

$7,033,135 $2,612,975 $4,420,065 $1,614,620 86                                     

Impact Potential $7,033,135 $2,612,975 $4,420,065 $1,614,620 86                                     

Whitfield Co. Annual Rental Homebuilding Economic Impact

Direct Impact: Local Income .ǳǎƛƴŜǎǎ hǿƴŜǊǎΩ LƴŎƻƳŜ Local Wages and Salaries Local TaxesLocal Jobs Supported

$20,341,398 $7,135,987 $13,205,385 $3,106,283 250                                   

Whitfield Co. Annual Homebuilding Economic Impact Potential



Á The est imated potent ia l  
annual  d i rect  impact  o f  
bu i ld ing 153 s ing le-fami ly  
homes wi th  an average pr ice 
of  $243,750 in  Whi t f ie ld Co.  
inc ludes:  

Á$18.9 million in local 
income, 

Á$8.8 million in taxes and 
other revenue for local 
governments, and 

Á234 local jobs. 

67

* This economic impact analysis is based on  data and 
methodology from the National Associations of Home 
Builders, supplemented by local data.

Á The est imated potent ia l  
annual  d i rect  impact  o f  
bui ld ing 95 mul t i fami ly  
homes wi th  an average 
value of  $145,000/uni t  in  
Whi t f ie ld Co.  inc ludes:  

Á$7.0 million in local 
income, 

Á$1.6 million in taxes and 
other revenue for local 
governments, and 

Á86 local jobs. 

POTENTIAL HOUSING INDUSTRY 
ECONOMIC IMPACT

WHITFIELD COUNTY



2017

$6.3 million direct impact on the local economy

70 jobs

POTENTIAL HOUSING INDUSTRY 
ECONOMIC IMPACT
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WHITFIELD COUNTY

2024

$23.4 million direct impact

250 jobs



BELIEVE GREATER DALTON HOUSING STRATEGY

Á As noted above,  the homebui ld ing industry 
in  Whi t f ie ld Co.  current ly  has a combined 
$6.3 mi l l ion d i rect  impact  on the local  
economy, and supports  approx imately 70 
jobs,  wi th  the potent ia l  to  grow to $23.4 
mi l l ion in  d i rect  impact ,  support ing 250 
jobs.

Á Thus, wi th  an expanded housing market  and 
homebui ld ing industry,  inc luding bu i ld ing 
addi t ional  for-sale and renta l  apar tments in  
Whi t f ie ld County,  there is  an opportuni ty  to  
create an addi t ional  $17.2 mi l l ion in  d i rect  
economic impact  annual ly  in  the local  
economy, inc luding an addi t ional  180 jobs.

EXPANDED WHITFIELD CO.  HOUSING INDUSTRY
POTENTIAL ADDITIONAL ANNUAL DIRECT IMPACTS 

$17.2 million 180 jobs
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* This economic impact analysis is based on  data and methodology from 
the National Associations of Home Builders, supplemented by local data.



POTENTIAL NEW HOUSING 
ECONOMIC IMPACT

Á As the Greater  Dal ton housing 
market  actual izes the potent ia l  
demand descr ibed above,  the new 
res idents who wi l l  occupy the new 
local  homes wi l l  have a benef ic ia l  
impact  on other  par ts  o f  the 
economy and community.

Á As shown at  r ight ,  the new housing 
uni ts  created in  Dal ton and 
Whit f ie ld County wi l l  induce new 
local  populat ion and household 
growth.  Th is growth wi l l  lead to  
addi t ional  proper ty taxes be ing paid 
to  local  governments and schools,  
equal ing over  $2 mi l l ion over  f ive 
years.
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Potential New Households (Annual)

     Single-Family 80

     MultiFamily 95

Total 175

Potential New Population (Annual)

     Single-Family (@ 2.5/HH) 200

     MultiFamily  (@ 1.5/HH) 143

Total 343
Sources: Bleakly Advisory Group Housing Demand Analysis, US Census, Claritas

Average Housing Unit Value

MultiFamily $145,000

Local Property Tax/Unit    $1,800

     County (9.329 mils) $800

     City (3.456 mils) $296

     Schools (8.2 mils) $703

Single-Family $243,750

Local Property Tax/Unit    $3,226

     County (9.329 mils) $1,434

     City (3.456 mils) $531

     Schools (8.2 mils) $1,260
Sources: Bleakly Advisory Group Housing Demand Analysis, Whitfield County Board of Tax Assessors

Household Retail Spending

2018 Total Whitfield HH Spending $1,530,521,669

2018 Total Whitfield HH 35,597

Avg. Retail Spending Per HH $42,996

Potential Annual New HH 175

Potential New Annual Retail Spending $7,524,266

Retail Square Feet Support 27361
Sources: Bleakly Advisory Group Housing Demand Analysis, US Census, Claritas, ICSC

New Local Charitable Giving

Typical Combined HH Income $65,000 - $75,000

% Income Spent on Charitable Giving 2.9%

Potential Annual New HH 175

% Local Giving 67%

Potential Annual Giving from New HH $236,952
Sources: Bleakly Advisory Group Housing Demand Analysis, The National Center for Charitable Statistics 



POTENTIAL NEW HOUSING ECONOMIC IMPACT

Cumulative Potential over 5 Years
New Population (5 Year Total) 1,713 
New Households (5 Year Total) 875
Typical Combined HH Income$65,000 - $75,000
Total New Property Tax $2,145,122

New City Property Tax $353,278
New County Property Tax $953,626
New School Property Tax $838,218

New HH Spending Potential $37,621,329
Support for Retail Square Feet 136,805 
New Local Charitable Giving $1,184,759

Á Addi t ional ly,  new households to  the 
area wi l l  br ing addi t ional  reta i l  
spending ($38 mi l l ion over  f ive 
years)  that  can support  near ly  
140,000 square feet  o f  reta i l  
bus iness.  Whi le  some of  th is  reta i l  
spending wi l l  inevi tably occur  
outs ide of  Whi t f ie ld,  new 
households wi l l  add support  for  
addi t ional  reta i l  in  Dal ton and the 
rest  o f  the county.

Á Based on char i table g iv ing t rends in  
Georg ia,  the new res idents have the 
potent ia l  to  donate over  $1 mi l l ion 
to  local  char i t ies,  inc luding houses 
of  worship.  

*  B l e a k l y  A d v i s o r y  G r o u p  a n a l y s i s  b a s e d  o n  d a t a  f r o m  t h e  U S  
C e n s u s ,  C l a r i t a s,  W h i t f i e l d  C o u n t y  B o a r d  o f  T a x  A s s e s s o r s ,  I C S C ,  
a n d  T h e  N a t i o n a l  C e n t e r  f o r  C h a r i t a b l e  S t a t i s t i c s  
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875 Households  1,700 Population 

POTENTIAL NEW HOUSING 
5-YEAR ECONOMIC IMPACT

$2.1 Mill ion Property Taxes Paid

$1.3 Mil l ion to City & County

$840,000 to Schools

$37.6 Mill ion Spending Potential

136,000 Square Feet of Retail

$1.2 Mill ion Local Charitable Giving
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RECOMMENDATIONS



Á Aggressive act ion is  needed to  improve the Greater  Dal ton housing market .

Á To do so,  local  leaders can work wi th  community par tners by  seeking to  advance:

Four Pil lars of Action

RECOMMENDATIONS

Encourage 
construction of 

for-sale 
housing

Support 
renovation and 
rehabilitation 

of existing 
housing stock

Encourage 
construction of 

new, high 
quality rental 
apartments

Continue to 
invest in 

Downtown 
Dalton
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The Playbook

Á Ident i fy  pr ior i ty  redevelopment and greenf ie ld s i tes that  are large enough to  
att ract  the interest  o f  exper ienced sophist icated developers.  Spec i f ic  
proper ty examples are inc luded later  in  th is  sect ion of  the repor t .

Á Apply zoning pol ic ies that  a l low for  un ique and d i f ferent iated housing types 
that  a l low for  market  segmentat ion.  

Á Market/develop resident ial  development s i tes in  the same way that industr ia l  
s i tes are marketed.

ÁOutreach to local, Chattanooga, and Atlanta developers/builders.

Á¢ƘŜ ǘƻƻƭǎ ŀŦŦƻǊŘŜŘ DŜƻǊƎƛŀΩǎ [ƻŎŀƭ DƻǾŜǊƴƳŜƴǘ !ǳǘƘƻǊƛǘƛŜǎ ŀǊŜ ŎƻƳƳƻƴƭȅ ǳǎŜŘ 
in some jurisdictions to incentivize housing and other developments deemed 
worthy for the advancement of the community.

ÁLocal Government Authorities should use their tools to incentivize new housing 
ǘƻ ƘŜƭǇ ǇǊƻǾƛŘŜ άǇǊƻƻŦ-of-ŎƻƴŎŜǇǘέ ŦƻǊ ƛƴƴƻǾŀǘƛǾŜ ŘŜǾŜƭƻǇƳŜƴǘΦ Once new 
housing concepts have been proven successful, the need for incentives for 
subsequent development will likely become less necessary. 

ÁThe Dalton-Whitfield County Joint Development Authority and the Downtown 
Dalton Development Authority, particularly, can serve as key agents in inciting 
new housing. 

RECOMMENDATIONS

Encourage 
construction of 

for-sale 
housing
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The Playbook

Á The Downtown Development Author i ty  and the Dal ton-Whi t f ie ld County 
Jo int  Development Author i ty  should explore the possib i l i ty  o f  provid ing 
incent ives for  res ident ia l  development.

This could include: 

ÁPreparing development sites through site clearance, assemblage, or sub-
division.

ÁSubsidizing infrastructure development, either preemptively or in 
cooperation with a developer.

ÁCreating leasehold agreements with landowners to lower tax and 
infrastructure burdens to provide time for construction of new 
developments to take place. 

RECOMMENDATIONS

Encourage 
construction of 

for-sale 
housing
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The Playbook

Á Local  Government Author i t ies 

According to the UGA Carl Vinson Institute of Government:

In Georgia, local development authorities are used as key financing mechanisms to 
further economic development initiatives within a community. This is accomplished 
through development of land . . . and delivery of state and local incentives. 

Local incentives may include infrastructure upgrades and improvements, but often 
include ad valorem tax incentives. 

A direct waiver of ad valorem taxes would be illegal under the Georgia 
Constitution, as well as under basic principles of uniformity of taxation and equal 
protection of the laws. 

Because the Georgia Constitution prohibits the public sector from conferring a gift 
or gratuity on the private sector, if state grant money is available for a particular 
project, the development authority would serve as the conduit for the funds.

RECOMMENDATIONS

Encourage 
construction of 

for-sale 
housing
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The Playbook

Á Local  Government Author i t ies (cont inued)

ÁAccording to the Carl Vinson Institute of Government:

Development authorities often provide property tax and other incentives through a 
άbonds-for-titleέ όƻǊ άōƻƴŘ-ƭŜŀǎŜέύ ǎǘǊǳŎǘǳǊŜΦ ¢Ƙƛǎ ǎǘǊǳŎǘǳǊŜ ƛǎ ƴŜŎŜǎǎŀǊȅ ōŜŎŀǳǎŜ 
DŜƻǊƎƛŀ ƛǎ ŀ άǘǊŀƴǎŀŎǘƛƻƴέ ǎǘŀǘŜΣ ƳŜŀƴƛƴƎ ǘƘŀǘ ƎŜƴŜǊŀƭƭȅ ǎǇŜŀƪƛƴƎΣ ƴƻ ǇǊƻǇŜǊǘȅ ǘŀȄ 
abatements or property tax incentives are allowed without a transaction. 

Under the bonds-for-title structure, a leasehold estate is created when the 
authority enters into a bond transaction agreement with the private developer of 
real property. The authority then issues bonds to acquire or construct the project 
at which time the private developer conveys fee simple title to property to the 
authority. 

The passing of title then enables the authority to provide ad valorem tax savings 
and possibly obtain state grants and local incentives for the company. However, 
even though title to the project is held by the development authority during the 
lease term, the project is typically overseen and controlled by the company.

Under the bonds-for-title structure, the authority is able to pass title back to the 
company without violating the Gratuities Clause of the Georgia Constitution. This 
is due to the fact that the rent stream coupled with the purchase option equates to 
the company acquiring the property for value. 

RECOMMENDATIONS

Encourage 
construction of 

for-sale 
housing
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The Playbook

Á Housing Development Fund

ÁPublic /Private Partnership

ÁLocal private sector contributes up to 50% equity in the fund

Á$5 million minimum. $10 million for high impact. 

ÁReturn expectations:

ÁModerate return on investment

ÁHigh return on communi ty

ÁLeverage the public sector ability to borrow low-interest money, possibly in 
partnership with a Local Development Authority.

ÁShould identify narrow objectives. Could identify specific projects.

ÁCould be packaged with TAD incentives to create robust financing for 
catalytic projects.

ÁCould evolve into on-going quasi-governmental development company along 
ǘƘŜ ƭƛƴŜǎ ƻŦ /ƘŀǘǘŀƴƻƻƎŀΩǎ wƛǾŜǊ /ƛǘȅ /ƻƳǇŀƴȅΦ

RECOMMENDATIONS
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The Playbook

Á Publ ic  Purpose Development Company

ÁRiver City Company was created as a private non-profit in 1986 to 
implement a 20-year blueprint for Chattanooga's riverfront and 
downtown development, originally capitalized with $12 million from 
local foundations and financial institutions.

ÁBy working with local government, the private sector and the 
philanthropic sector, River City Company supports and helps to develops 
specific real estate projects in Downtown Chattanooga.

RECOMMENDATIONS
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The Playbook

Á Other Potent ial  Tools

ÁExamine zoning regulations that 
allow for smaller lot sizes and 
accessory dwelling units in denser 
areas of Dalton and key nodes in 
the county.

ÁStreamline permitting and 
inspections processes to expedite 
progress and eliminate local delays. 

ÁWork to identify unused 
manufacturing sites near the city 
core that may be suitable for 
redevelopment.

ÁThere are likely opportunities to 
seek Area-Wide Planning (AWP) 
Grants through the EPA.

RECOMMENDATIONS

Encourage 
construction of 

for-sale 
housing

ÁEngage all local utility entities as 
economic development partners to 
explore avenues to lessen the burden of 
infrastructure costs as part of new 
housing/mixed-use development.
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The Playbook

Á Encourage renovat ion act iv i ty  so that  homeowners can en joy a 
h igher  qual i ty-of-l i fe in  the i r  current  home, rea l ize the va lue of  
the i r  investment  upon sale ,  and increase the number of  move-in 
ready homes in  the market.

Á Focus on targeted areas,  such as the homes surrounding the 
Mi l l  V i l lage or  the Green Hat ,  to  maximize the impact  o f  
ne ighborhood rehabi l i tat ion.

RECOMMENDATIONS
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The Playbook

Á Act ivate the Dalton-Whit f ield Land 
Bank Author i ty wi th Land Trust 
par tnership.

ÁA land bank as a governmental 
entity that acquires vacant, 
ŀōŀƴŘƻƴŜŘΣ ƻǊ ǘŀȄπŘŜƭƛƴǉǳŜƴǘ 
properties and ultimately 
ŎƻƴǾŜǊǘǎ άƭƛŀōƛƭƛǘƛŜǎ ƛƴǘƻ 
ǇǊƻŘǳŎǘƛǾŜ ŀǎǎŜǘǎΦέ

ÁA community land trust is a 
nonprofit organization that 
acquires, retains, and manages 
scattered parcels of land on 
behalf of the community with the 
intention of never reselling 
properties.

RECOMMENDATIONS
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Support 
renovation and 
rehabilitation 

of existing 
housing stock

ÁA land trust can renovate and rent or 
sell a house to new lower-income 
households while retaining ownership 
of the land and granting the right to 
occupy the site through a ground 
lease.

ÁWhile the goal of a land trust is to 
ƘŀǾŜ άǇŜƻǇƭŜ ōǳƛƭŘ Ŝǉǳƛǘȅ ŦǊƻƳ Řŀȅ 
ƻƴŜ ŀƴŘ ƘŀǾŜ ŀƴ ƻǿƴŜǊǎƘƛǇ ǎǘŀƪŜΣέ 
there are restrictions placed on the 
resale value of the home.

ÁCoordination between the land banks 
and land trusts can lower land 
acquisition costs for rehab homes and 
lessen the bureaucratic, legal, and 
market timing challenges. 

Modified from: Proactive Preservation of Unsubsidized Affordable Housing in Emerging Markets by 
Matt Schreiber, Harvard Graduate School of Design 



The Playbook

Á Community Land Trusts

ÁCan help establish pathways for renters 
to enter homeownership. 

Á LeaseπǇǳǊŎƘŀǎŜ ǇǊƻƎǊŀƳǎ

ÁPurchases or develops a property and 
structures a longπǘŜǊƳ ƭŜŀǎŜ ŦƻǊ ŀ 
prospective buyer. Leases can vary in 
length from 3+ years.

ÁProvide opportunity for the tenant to 
purchase the property.

ÁCould be part of a Land Trust mission, 
and typically involve a missionπŘǊƛǾŜƴ 
ŘŜǾŜƭƻǇŜǊΣ ŎƻƳƳǳƴƛǘȅπōŀǎŜŘ 
organization, or private corporation.

RECOMMENDATIONS
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Support 
renovation and 
rehabilitation 

of existing 
housing stock

Á Low-interest Rehabi l i tat ion 
F inancing Program

ÁSome large cities are undertaking 
bond projects with money funding 
housing opportunities, including 
home rehabilitation.

ÁGrants and loans to homeowners.

ÁCould be done through a low-
interest revolving loan fund.

Modified from: Proactive Preservation of Unsubsidized Affordable Housing in Emerging Markets by 
Matt Schreiber, Harvard Graduate School of Design 



The Playbook

Á/ǊŜŀǘŜ ƻǇǇƻǊǘǳƴƛǘȅ ŦƻǊ ǘƘŜ άǊŜƴǘŜǊǎ 
ōȅ ŎƘƻƛŎŜΣέ ƻŦǘŜƴ ȅƻǳƴƎ ǇǊƻŦŜǎǎƛƻƴŀƭǎ 
and couples, whose spending power 
ŎƻǳƭŘ ƎǊƻǿ 5ŀƭǘƻƴΩǎ ŜŎƻƴƻƳȅΦ 

Á Support ing professionals in  
developing t ies to Dal ton wi l l  
encourage them to buy homes in the 
c i ty in the future. 

Á Leverage the potent ia l  for  synerg ies 
between apartment  development and 
reta i l  development by  incent iv iz ing 
mul t i fami ly  near  pr ior i ty  mixed-use 
reta i l  nodes,  par t icu lar ly  downtown, 
the Crown Mi l l  area,  and key nodes 

in  the county.
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Á Encourage creat ion of  mul t i fami ly  
renta l  development in  Downtown 
Dal ton.  

Á Create zoning regulat ions that  
al low mul t i fami ly  and mixed use 
development a long commerc ia l  
corr idors and other  nodes outs ide 
of  downtown Dal ton.

Á Streaml ine the ent i t lement  process 
for  development of  h igh ly-
ameni t izedapartment  
development.  

Encourage 
construction of 

new, high 
quality rental 
apartments



The Playbook

Á Ident i fy  key nodes outs ide of  downtown, and in  the county,  for  
qual i ty  mul t i fami ly  and mixed-use development.  

Á Act ivate the TAD to act ivate housing product ion.

ÁTax Allocation District #2 is intended to support infill development 
along East Walnut Avenue, Walnut Square Mall, and other properties 
nearby. TAD #2 possess opportunities to reoccupy or reposition vacant 
space, accommodate additional out-parcel development, or introduce 
residential uses.

RECOMMENDATIONS
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The Playbook

RECOMMENDATIONS
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Encourage 
construction of 

new, high 
quality rental 
apartments

Á Exist ing occupancy leve ls and reta i l  sa les are l ikely to  cont inue to  
dec l ine in  TAD #2,  resu l t ing in  increased leakage of  res ident  reta i l  
spending to  Chattanooga-based compet i tors and fewer sa les tax 
revenues avai lab le for  Whi t f ie ld County and i ts  munic ipal i t ies.  

Á The use of  TAD funds to  prevent  such a scenar io would require a 
re lat ively modest  investment  o f  incrementa l  proper ty taxes in  order  
to  aver t  what  are l ike ly to  be much larger  losses in  sa les tax revenues 
i f  no incent ives are provided. 

Á 40 acres of  mal l ,  or  nearby,  property could be redeveloped over  t ime, 
la rge ly by  int roduc ing mul t i fami ly  res ident ia l  into  the land use mix .  



The Playbook

Á Having a v ibrant  downtown is  an 
asset  and cata lyst  for  the county-
wide housing market ,  because a 
major i ty  o f  home buyers and 
renters desi re downtown ameni t ies 
nearby,  even i f  they l ive e lsewhere.

Á Encourage mixed-use development 
in  the downtown core.

Á Incent iv ize adapt ive reuse 
downtown through st reaml in ing 
approval  processes.

Á Implement the Green Hat  Plan 
and/or  the upcoming UGA 
Downtown Master  Plan.

RECOMMENDATIONS
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CONTINUE TO INVEST IN DOWNTOWN DALTON

Continue to 
invest in 

Downtown 
Dalton

Downtown Dalton generates 2.7% of the 
/ƛǘȅΩǎ ǘŀȄŜǎ ƻƴ Ƨǳǎǘ мΦу҈ ƻŦ ǘƘŜ /ƛǘȅΩǎ ƭŀƴŘΦ

Á216 properties and 43.5 acres located 
ǿƛǘƘƛƴ ǘƘŜ /ƛǘȅΩǎ /ŜƴǘǊŀƭ .ǳǎƛƴŜǎǎ 
District create an average of more 
than $1.85 million per acre in total 
appraised value. 

ÁIn contrast:

Á360 properties and 958 acres that 
ŀǊŜ ŎƭŀǎǎƛŦƛŜŘ ŀǎ άIŜŀǾȅ 
aŀƴǳŦŀŎǘǳǊƛƴƎέ ό½ƻƴŜŘ a-2) 
create an average of $171,100 per 
acre in total appraised value.

ÁThis is only 9% of the downtown 
real estate tax base on a per-acre 
basis.

ÁтснΦр ŀŎǊŜǎ ƻŦ άDŜƴŜǊŀƭ 
/ƻƳƳŜǊŎƛŀƭέ ό/нύ ǇǊƻǇŜǊǘȅ ŀǊŜ 
valued at an average of 
$276,500/acre. 



The Playbook

Á.ŜŎŀǳǎŜ ƻŦ ŘƻǿƴǘƻǿƴΩǎ ǊŜƎƛƻƴŀƭ ǎƛƎƴƛŦƛŎŀƴŎŜΣ ƛǘ ǿƛƭƭ ŀƭǎƻ ōŜ ƛƳǇƻǊǘŀƴǘ 
to  invest  in  connect iv i ty  to  downtown wi th  publ ic  walk ing,  h ik ing ,  and 
b icyc l ing inf rastructure so that  i ts  impact  ex tends beyond downtown.

Á Consider  a Complete Streets approach for  t ransportat ion gateways to  
downtown.

ÁComplete Streets integrate people and place in the planning, design, 
construction, operation, and maintenance of transportation networks. 
This helps to ensure streets are safe for people of all ages and abilities, 
balance the needs of different modes, and support local land uses, 
economies, cultures, and natural environments. (Na t iona l  Comple te  St reets  Coa l i t ion)

RECOMMENDATIONS
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CONTINUE TO INVEST IN DOWNTOWN DALTON
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The Playbook

Á Act ivate the TAD to act ivate housing product ion.

Á¢ŀȄ !ƭƭƻŎŀǘƛƻƴ 5ƛǎǘǊƛŎǘ Ім ƛǎ ƛƴǘŜƴŘŜŘ ǘƻ ǎǳǇǇƻǊǘ ƛƴŘƛǾƛŘǳŀƭ άŎŀǘŀƭȅǎǘέ 
adaptive re-ǳǎŜ ŀƴŘ ƛƴŦƛƭƭ ǇǊƻƧŜŎǘǎ ǿƛǘƘƛƴ 5ŀƭǘƻƴΩǎ /ŜƴǘǊŀƭ .ǳǎƛƴŜǎǎ 5ƛǎǘǊƛŎǘΦ

ÁTAD #1 could be a significant inducement to assist in attracting qualified 
developers for these properties. 

ÁThe availability of TAD financing can be leveraged to enable a higher 
density, quality, and/or value of new construction than would otherwise be 
possible absent of the TAD. 

RECOMMENDATIONS
CONTINUE TO INVEST IN DOWNTOWN DALTON
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Downtown 
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RECOMMENDATIONS

The Playbook

Á To attract and retain local households,  and att ract new housing development,  i t  wi l l  be 
ƛƳǇƻǊǘŀƴǘ ǘƻ ǇǊƻǾƛŘŜ άŜȄǇŜǊƛŜƴŎŜǎέ ŦƻǊ ŀ ǿƛŘŜ ǊŀƴƎŜ ƻŦ ƭƻŎŀƭǎ ŀƴŘ ǾƛǎƛǘƻǊǎΦ !ƳŜƴƛǘƛŜǎ Ŏŀƴ ƘŜƭǇΦ

ÁWhi le suff ic ient  demand ex ists to  grow addi t ional  housing development,  demand st i l l  needs to  
be proven to  addi t ional  bu i lders and lenders who can impact  the amount  o f  new supply.  

ÁNew amenities, including shops and restaurants, parks, recreation areas, and historic/cultural 
ŀǘǘǊŀŎǘƛƻƴǎ ƘŜƭǇ ƎŜƴŜǊŀǘŜ άōǳȊȊέ ŀƴŘ ŜƴŜǊƎȅ ŀōƻǳǘ 5ŀƭǘƻƴ ŀƳƻƴƎ ǊŜǎƛŘŜƴǘǎ ŀƴŘ ǿƻǊƪŜǊǎΦ 

Á This exc i tement he lps move the marketτgiving res idents and commuters more reasons to  l ive 
in  Dal ton,  and gett ing the attent ion of  bu i lders and lenders in  the process.  

Á!ƳŜƴƛǘƛŜǎ Ŏŀƴ ƘŜƭǇ ŎƻƴǾƛƴŎŜ ǇƻǘŜƴǘƛŀƭ ƛƴǾŜǎǘƻǊǎ ƻŦ ŀ ƭƻŎŀǘƛƻƴΩǎ ǇƻǎǎƛōƛƭƛǘƛŜǎ ŦƻǊ ǎǳŎŎŜǎǎΦ
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Four Pillars of Action

The Playbook

ÁUse Approved Redevelopment Powers (TAD)

RECOMMENDATIONS
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FOUR AREAS TO BE ADDRESSED BY BOTH PUBLIC AND PRIVATE SECTORS

Encourage 
construction of for-

sale housing

Support renovation 
and rehabilitation of 

existing housing stock

Encourage 
construction of new, 
high quality rental 

apartments

Continue to invest in 
Downtown Dalton

ÁTAD funds should be used strategically to leverage other funding sources where possible and to 
incentivize private investments in housing that create new taxable digest. 

ÁThe intent is to employ TAD proceeds as available and necessary to make site development 
financially feasible and to attract the types of end-users that would positively impact the 
redevelopment area, Dalton, and the regional economy. 

ÁTAD proceeds should be used to supplement private equity and debt financing and reduce overall 
development costs in order to make proposed projects financially feasible. 

ÁTAD proceeds should be applied to address on- and off-site development costs, including demolition 
costs or other internal infrastructure, as well as to help reduce building construction costs to levels 
that can be supported by prevailing market rents. 



Four Pillars of Action

The Playbook

ÁUse Approved Redevelopment Powers (TAD)
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Continue to invest in 
Downtown Dalton

ÁTAD proceeds may include:

Ásupporting on- and off-site development (including buildings, access, signage, site preparation, 
utility improvements and any environmental remediation to support redevelopment),

Ápaying for desired public amenities that cannot otherwise be afforded based on prevailing rents,

Áreimbursing developers for the added cost of building demolition and remediation of greyfield
sites, and

Áfunding potential incentives to attract high quality end-users. 



RECOMMENDATIONS
OTHER POTENTIAL SOURCES OF HOUSING DEVELOPMENT FUNDS

Land Acquisit ion Funds 

The creat ion of  land acquisi t ion funds to  support  
housing development has been a growing t rend 
in  c i t ies around the nat ion.   

These funds can be used to  acqui re s i tes for  
fu ture development of  housing or  to  acquire and 
preserve ex ist ing affordable housing before land 
and proper ty va lues increase.  

Doing th is  ensures that  the economics of  
development deals work and communi ty goals  
are addressed.  

The Char lo t te ,  NC c i t y  counc i l  app rop r ia ted  $5  m i l l i on  
to  the  Sou th  Cor r ido r  Land  Acqu is i t i on  Fund  to  
pu rchase land  near  p lanned t rans i t  s ta t i ons  a long  i t s  
Sou th  Cor r ido r  L igh t  Ra i l .

Us ing  money  f rom the  fund  and  o ther  sou rces ,  t he  c i t y  
purchased  17  ac res  o f  l and  fo r  $9 .2  m i l l i on .  

The p lanned p ro jec t  i nc ludes  80  a f fo rdab le  hous ing  
un i t s ,  wh ich  w i l l  be  bu i l t  by  the  Char lo t te  Meck lenburg  
Hous ing  Par tnersh ip ,  as  we l l  as  820  marke t-rate  
hous ing  un i t s ,  re ta i l  space ,  a  ho te l ,  and  pa rk  l and .

Community Development Block Grant 
(CDBG) 

CDBG can be used for  pre-development,  s i te  
acquisi t ion, s i te  improvements,  proper ty 
acquisi t ion, proper ty rehabi l i tat ion,  and 
f i rst-t ime homebuyer ass istance.  

CDBG funds can a lso be used for  o ther  
purposes,  such as the construct ion of  
publ ic  fac i l i t ies,  publ ic  serv ices,  and 
economic development act iv i t ies.  

At  least  70% of  CDBG funds must  be used 
for  the benef i t  o f  low- and moderate-
income households.  
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Nationwide:

Á70% of people place a high value on walkability when 

choosing a new community.

Á61% would accept a smaller home in exchange for a shorter 

commute.

Á54% of Americans prefer three or more community attributes 

associated with compact development.
Source: America in 2015: A ULI Survey
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RECOMMENDATIONS

Four Pillars of Action

The Playbook

ÁEncourage compact mixed-use development at higher, but 
st i l l  appropriate, densit ies.

Encourage 
construction of for-

sale housing

Support renovation 
and rehabilitation of 

existing housing stock

Encourage 
construction of new, 
high quality rental 

apartments

Continue to invest in 
Downtown Dalton



CASE STUDY:

Downtown Woodstock,  GA 
& The Outlet  Shoppes at  
At lanta

COMPACT WALKABLE DEVELOPMENT
VALUE PROPOSITION

Four Pillars of Action

The Playbook

ÁEncourage compact mixed-use 
development at higher, but st i l l  
appropriate densit ies.

Encourage 
construction of for-

sale housing

Support renovation 
and rehabilitation of 

existing housing stock

Encourage 
construction of new, 
high quality rental 

apartments

Continue to invest in 
Downtown Dalton
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Downtown Woodstock

Á16.2 Acres

Á150 Parcels

Á3.4 Acre Park

ÁCommercial District

The Outlet Shoppes at 
Atlanta

Á48.8 Acres

Á370,000 SF

Á1,781 Parking 
Spaces

Walkable 
Downtown 
District

Outlet 
Center
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Downtown Woodstock

Taxable Value:

Á$23,627,960

Á$1,460,409/Acre

Property Tax/Acre:

Á$31,000

The Outlet Shoppes at 
Atlanta

Taxable Value:

Á$13,381,648

Á$274,158/Acre

Property Tax/Acre

Á$6,000

Walkable 
Downtown 
District

Outlet 
Center
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ÁThe fol lowing i l lustrat ive examples of potential locat ions for 
both single-family and mult i family housing development are 
intended to further clari fy specif ic opportunit ies for various 
types of development.

ÁWhile l ikely opportunit ies, these examples are not intended to 
convey the only locat ions for suggested new development in the 
city and/or county.

ÁThese locat ions were chosen because one or more attr ibutes 
make them l ikely desirable for development, part icularly land 
availabi l i ty, nearby infrastructure in place, and/or the 
opportunity to use a Tax Allocation Distr ict  (TAD) to enhance 
their viabi l i ty.

RECOMMENDATIONS

POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING
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ÁNorth Bypass

ÁThe City and County dedicated 
SPLOST revenues to extend the 
Cross Plains Trail and infrastructure 
across the North Bypass to connect 
to Brooker Road. 

ÁIn addition to alleviating traffic 
congestion in the area, a major 
benefit of this improvement is to 
access hundreds of acres of 
developable land on the north side 
of the Bypass. 

ÁSome combination of the 
undeveloped parcels outlined in 
green at right provide an 
opportunity for an innovative 
mixed-use development that can 
introduce new, as well as 
conventional, housing typologies 
into the local marketplace.

RECOMMENDATIONS

POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING

Brooker Road
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ÁNorth Bypass

ÁThe undeveloped parcels outlined in green 
at right constitute 585 acres and are 
quality candidates for a large-scale 
development because of their desirable 
location, nearby amenities and 
infrastructure, and the fact that they are 
adjacent and undeveloped.

Á252 acres are City-owned. It is assumed 
that the old landfill site is clear for 
residential development, but if issues 
exist, some of this land can be used for 
non-residential development as part of a 
larger project.

ÁCity ownership provides opportunities to 
enhance prospects through public-private 
partnerships that could collaborate to 
assemble, entitle, and provide 
infrastructure on some portion of these 
parcels to attract an experienced 
developer capable of a large-scale project.

RECOMMENDATIONS
POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING

ÁThis envisioned project provides an 
opportunity for development that could 
attract households who currently do not find 
housing to meet their needs by providing 
unique housing typologies currently not found 
locally, such as those often part of a master-
planned, walkable, single-family community 
with amenities.
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RECOMMENDATIONS

POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING
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ÁChattanooga Avenue 

ÁTurning Chattanooga Avenue into a 
Complete Street with a high-quality multi-
use trail to connect downtown with the 
Crown Mill adaptive reuse development 
and further to Haig Mill would contribute 
to the local vitality and quality of life, and 
enhance the already present opportunities 
for infill housing along the corridor.

ÁThis project would tie into the trailhead of 
the Mount Rachel Trail and Mill Creek River 
Walk. 

Crown

Mill

Mount Rachel trailhead



RECOMMENDATIONS

POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING
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ÁChattanooga Avenue 

ÁA recent Urban Land Institute (ULI) reports finds 
άŀŎǘƛǾŜ ǘǊŀƴǎǇƻǊǘŀǘƛƻƴέ ǇǊƻƧŜŎǘǎΣ ŀΦƪΦŀΦΣ άǘǊŀƛƭ-oriented 
ŘŜǾŜƭƻǇƳŜƴǘέΥ

Átakes advantage of and leverages infrastructure that 
supports active ways of getting around. . .

Áhelps position real estate projects and communities 
in a marketplace that increasingly values active 
transportation. . . 

Áthere is evidence of a correlation between access to 
active transportation facilities and increased 
property values. . . direct access to trails and bike 
lanes can have a positive impact on property values. 

ÁA reciprocal relationship exists between the private 
and public sectors in terms of maximizing 
investments in active transportation.

ÁDevelopers are benefiting from access to sought-
after locations that are close to publicly financed 
active transportation routes, but they are also 
making direct investments in active transportation 
by helping to finance improvements to the systems. 



ÁDowntown

ÁThe parcels outlined in green at right 
ǇǊƻǾƛŘŜ άŎŀǘŀƭȅǎǘέ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŦƻǊ 
innovative mixed-use/multifamily 
development that can introduce new 
housing into downtown.

ÁThe parcel at Waugh and Thorton is City-
owned and provides an opportunity to 
enhance quality development prospects 
through a public-private partnership that 
could collaborate on an incentive package, 
likely with the use of the TAD #1, to help a 
developer ensure the economics of the 
ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ǇǊƻǾƛŘŜ ŀ άǇǊƻƻŦ-of-
ŎƻƴŎŜǇǘέ ōȅ ŘŜƳƻƴǎǘǊŀǘƛƴƎ ǘƘŜ ŀōƛƭƛǘȅ ǘƻ 
achieve the elevated unit pricing necessary 
for new construction.  

RECOMMENDATIONS
POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING
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ÁDowntown

ÁThe parcel at Crawford and Pentzis an 
illustrative example of a single underutilized 
parcel that could provide an opportunity for 
a higher intensity multistory use, more 
fitting for a downtown. 

ÁIt is likely that incentives, possibly in the 
form of TAD financing, can be leveraged to 
enable a developer to purchase this property 
and create a higher-quality project than 
would otherwise be possible.

ÁLike the City-owned parcel to the north, a 
public-private partnership could help 
ǇǊƻǾƛŘŜ άǇǊƻƻŦ-of-ŎƻƴŎŜǇǘέ ōȅ 
demonstrating the ability to achieve the 
elevated unit pricing necessary for new 
construction. 

RECOMMENDATIONS
POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING
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ÁMall Area 

ÁThe parcels outlined in green at right 
ǇǊƻǾƛŘŜ ǇƻǘŜƴǘƛŀƭ άŎŀǘŀƭȅǎǘέ 
opportunities for innovative mixed-
use/mixed-income development that can 
introduce new multifamily housing 
outside of downtown and within TAD #2.

ÁAs noted earlier, 40 acres of mall, or 
nearby, property could be redeveloped 
over time, largely by introducing 
multifamily residential into the land use 
mix. 

ÁAdding 325,000 square feet (300 +/-
apartment units) would bring over $25 
million in additional real property tax 
increment to the East Walnut Avenue 
corridor. 

RECOMMENDATIONS
POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING
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ÁMall Area 

ÁTo ensure the future long-term success 
of East Walnut Avenue real estate, it will 
be necessary for the public and private 
sectors to participate in redevelopment 
initiatives. 

ÁBecause the retail environment in this 
area is likely to never regain its former 
prominence, and because retail uses are 
likely overbuilt, the public sector should 
be aggressive in seizing opportunities to 
άupzoneέ ǇŀǊŎŜƭǎ ƛƴ ǘƘƛǎ ŀǊŜŀ ǘƻ ŀƭƭƻǿ ŦƻǊ 
residential uses.

ÁIt is likely that this area lacks sufficient 
demand for market-rate multifamily 
housing. However, because the area has 
the potential to become further blighted 
with vacant retail it is in the best 
interest of the public sector to assert its 
land use and development incentive 
powers to accelerate residential 
development in the area.

RECOMMENDATIONS
POTENTIAL GEOGRAPHIC AREAS TO CONSIDER FOR NEW HOUSING
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BELIEVE GREATER DALTON HOUSING STRATEGY
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Action Responsible Party

Organization / Funding

Establish a single point of accountability who helps to set priorities and coordinates 

with the entities that influence production and preservation of  housing.

Believe Greater Dalton

Establish a Public Purpose Development Company and/or Housing Development Fund. Believe Greater Dalton

Activate the Dalton-Whitfield Land Bank Authority and create a Community Land Trust 

to work in partnership to help residential properties re-enter and remain in the 

marketplace.

City of Dalton, Whitfield County  

Engage all local utility entities as economic development partners to explore avenues 

to lessen the burden of infrastructure costs as part of new housing/mixed-use 

development.

Downtown Dalton Development Authority, 

Dalton-Whitfield County Joint Development 

Authority

Utilize SPLOST funding to implement the òGreen Hat Planó as outlined in the UGA 

Downtown Master Plan.

City of Dalton, Whitfield County, Community 

Partners

ÁThe following matrix highlights key potential activities noted in this study that can help to spur 
additional new housing development in the Greater Dalton area. 

ÁThe recommended responsible party for each action corresponds with the most likely local 
entity, or entities, to bring about the action but other entities may play a role or take the lead.



BELIEVE GREATER DALTON HOUSING STRATEGY

Action Responsible Party

Zoning / Permitting / Regulations

Establish defined development criteria and standards before regulations are 

implemented.

City of Dalton, Whitfield County

Institute zoning and code enforcement regulations that allow higher-density multifamily 

and mixed use development along commercial corridors and other nodes outside of 

downtown Dalton.

City of Dalton, Whitfield County

Apply zoning and code enforcement policies that allow for unique and differentiated 

housing types that allow for market segmentation. 

City of Dalton, Whitfield County

Streamline permitting and inspections processes to expedite progress and eliminate 

local delays. 

City of Dalton, Whitfield County, 

Local Utilities

Site Identification

Identify priority redevelopment and greenfield sites that are large enough to attract the 

interest of experienced developers. 

Downtown Dalton Development Authority, 

Dalton-Whitfield County Joint Development 

Authority / Local Real Estate Professionals

Acquire and hold development land and subsequently attract private sector developers 

with incentives.

Downtown Dalton Development Authority, 

Dalton-Whitfield County Joint Development 

Authority, City of Dalton, Whitfield Co.

Prepare downtown development sites through site clearance, assemblage, or sub-

division. 

City of Dalton, Downtown Dalton 

Development Authority

Identify unused commercial/industrial sites near the city core that may be suitable for 

residential redevelopment. Determine opportunities for Area-Wide Planning (AWP) 

Grants through the EPA.

Downtown Dalton Development Authority, 

Dalton-Whitfield County Joint Development 

Authority, City of Dalton, Whitfield County 
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BELIEVE GREATER DALTON HOUSING STRATEGY

Action Responsible Party

Incentives

Modify local TAD policy to emphasize the creation of new housing as part of greenfield 

development, as well as redevelopment. 

City of Dalton, Dalton-Whitfield County Joint 

Development Authority

Place Georgiaõs Redevelopment Powers Law question on the November 2019 ballot to 

allow county citizens to vote for the use of TAD incentives for future county 

development projects.

Whitfield County 

Incentivize adaptive reuse of attractive downtown buildings through streamlining 

entitlement/approval processes and assistance with exploring the use of historic tax 

credits.

City of Dalton, Whitfield County, Downtown 

Dalton Development Authority

Determine most attractive incentive package for downtown development in concert 

with the completed UGA Downtown Master Plan. Could include subsidizing 

development infrastructure, either preemptively or in cooperation with a developer, 

modifying entitlement requirements, and/or creating leasehold agreements with 

landowners.

City of Dalton, Whitfield County, Downtown 

Dalton Development Authority

Initiate, expand, and/or aggregate low-interest rehabilitation financing program 

and/or leaseȤpurchase programs, and promote their use, to assist homeowners, 

investors, and developers in determining programs that can best assist them.

City of Dalton, Whitfield County, Downtown 

Dalton Development Authority, Dalton-

Whitfield County Joint Development Authority

Explore the use of additional incentives for housing including Land Acquisition Funds, 

Community Development Block Grant (CDBG), etc.

City of Dalton, Whitfield County, Downtown 

Dalton Development Authority, Dalton-

Whitfield County Joint Development Authority
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APPENDIX
MARKET PROFILE
SURVEY RESULTS



ÁAnnual populat ion growth from 
2000-2018 in the City of Dalton 
(1.3%) was only sl ight ly below the 
state average (1.4%).

ÁPopulat ion growth in Dalton is 
projected to slow, fal l ing to 0.7% 
forecasted annual growth from 
2018-2023.

ÁThe City of Dalton is currently 
forecasted to capture 46% of new 
household growth in Whitf ield over 
the next f ive years.

ÁBleakly projects Whitf ield County 
wil l  experience 0.5% annual 
household growth over the next 10 
years. 

ÁThis represents a slight uptick in 
annual growth in line with an 
improving economy after several years 
of flat household growth since 2010.

DALTON MARKET PROFILE
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POPULATION & HOUSEHOLD GROWTH

Source: Environics Analytics

Households
City of 
Dalton

Whitfield 
County Georgia

2000 Census 9,879 29,389 3,006,377 

2010 Census 11,214 35,180 3,585,584 

2018 Estimate 12,029 35,597 3,891,635 

2023 Projection 12,475 36,568 4,096,007 

CAGR Growth 2000-2018 1.1% 1.1% 1.4%

CAGR (Fcst) 2018-2023 0.7% 0.5% 1.0%

New Households 2018-2023 446 971 204,372 

2018 Est. Average Household Size 2.87 2.93 2.62

Population
City of 
Dalton

Whitfield 
County Georgia

2000 Census 28,315 83,524 8,186,491 

2010 Census 33,128 102,599 9,687,653 

2018 Estimate 35,442 105,248 10,467,269 

2023 Projection 36,766 108,626 10,993,562 

Avg. Annual Growth 2000-2018 1.3% 1.3% 1.4%

Avg. Annual Growth (Fcst) 2018-2023 0.7% 0.6% 1.0%

New Population 2000-2018 7,127 21,724 2,280,778 



Source: Bleakly Advisory Group based on data from US Census

Whitfield County Dalton (City Limits = Gray Outline)

Á The populat ion in  Whi t f ie ld 
County is  concentrated in  
incorporated areas.

ÁWith in  the Ci ty  o f  Dal ton,  
populat ion is  h igher  in  the nor th  
and west  areas of  the c i ty.

Key
Population in Census 
Block Group

DALTON MARKET PROFILE
POPULATION BY CENSUS BLOCK GROUP

500

3,300
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Á42% of Dalton households 
have incomes below $35,000, 
contr ibut ing to a median 
household income that is 22% 
lower than the state median.

ÁResidents in Whitf ield County 
have a sl ight ly higher median 
income ($48,945) than in the 
City of Dalton ($43,106).

DALTON MARKET PROFILE
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RESIDENT INCOME

2018 Median Household Income

Á City of  Dal ton

Á $43,106

Á Whitf ield County

Á $48,945

Á Georgia

Á $55,296

Source: Environics Analytics
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City of Dalton Whitfield County Georgia

 <$15K $15K - $35K $35K - $50K $50K - $100K >$100K

Households by Income, 2018



Source: Bleakly Advisory Group based on data from US Census

Whitfield County Dalton (City Limits = Green Outline)

Á Household incomes are h igher  
in  southwest  Dal ton and the 
western por t ion of  Whi t f ie ld 
County.  

Key
Median Household Income

HOUSING ASSESSMENT
MEDIAN HOUSEHOLD INCOME BY CENSUS BLOCK GROUP

$18,000

$80,000

No Data

115



ÁOn average, residents in the 
City of Dalton tend to be 
signif icantly younger (34.0) 
than elsewhere in the state 
(36.9).

ÁWhitfield County residents are 
also younger than the state 
overall, at a median age of 35.7.

DALTON MARKET PROFILE
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RESIDENT AGE

2018 Est .  Median Age

Á City of  Dal ton

Á 34.0

Á Whitf ield County

Á 35.7

Á Georgia

Á 36.9

Source: Environics Analytics
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Generation X
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City of Dalton Whitfield County Georgia

Population by Age, 2018



ÁOnly 15.6% of Dalton residents 
have a 4-year college degree or 
higher, compared with a state-
wide average of 29.5%.

Á36.9% of Dalton residents over 
the age of 25 have not 
completed a high school 
diploma, more than double the 
state average. 

DALTON MARKET PROFILE
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RESIDENT EDUCATIONAL ATTAINMENT

*Residents over age 25
Source: Environics Analytics
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Á65% of Dalton residents classify 
ŀǎ ά²ƘƛǘŜ !ƭƻƴŜέ ŎƻƳǇŀǊŜŘ ǘƻ 
74% of Whitf ield County 
residents.

Á48% of Dalton residents identify 
ŀǎ άIƛǎǇŀƴƛŎκ[ŀǘƛƴƻΣέ Ƴŀƴȅ ƻŦ 
whom are represented in the 
22% of Dalton residents who 
ŎƭŀǎǎƛŦȅ ŀǎ ά{ƻƳŜ hǘƘŜǊ wŀŎŜ 
!ƭƻƴŜΦέ

ÁWhitf ield County has a higher 
percentage of white residents at 
74%, and a lower percentage, 
35%, who identify as Hispanic or 
Latino.

DALTON MARKET PROFILE
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RESIDENT RACE/ETHNICITY

Source: Environics Analytics
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Population by Race, 2018



Á Whitf ield County is projected to add 
approximately 1,800 new jobs by 2024, 
a 0.51% average annual growth rate. 

DALTON MARKET PROFILE
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EMPLOYMENT FORECAST

Source: Georgia Department of Labor
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Á Employment in Whitf ield County has begun to 
recover the jobs lost in the Great Recession. 

Á County employment has increased since 2012, 
reaching over 55,000 employees in 2015, but 
employment in the City of Dalton had yet to 
rebound as of 2015. 

DALTON MARKET PROFILE
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CITY VS. COUNTY EMPLOYMENT OVER TIME

Source: US Census
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