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Coweta County Á The Troup County Center for Strategic Planning, Inc. 
engaged Bleakly Advisory Group to assess the 
housing market conditions, identify gaps in the 
residential supply, and provide recommendations 
for improving the housing market situation within 
Troup County, GA overall as well as in its 
municipalities of Hogansville, LaGrange, West Point, 
and the unincorporated portions of the county.

Á Bleakly Advisory Group, Inc. is an Atlanta-based 
economic and real estate development consulting 
company formed in 2001. The firm has extensive 
experience in demographics, housing market 
analysis, retail market analysis, and mixed-use 
market analysis throughout the southeastern U.S.  
Bleakly provides a full range of real estate 
consulting services to both public and private sector 
clients in the areas of real estate market research 
and development feasibility analysis, affordable 
housing and redevelopment plans, highest-and-best 
use analysis, economic development and housing 
strategies, and fiscal and economic impact studies. 

Á The firm has extensive experience working with 
housing issues in communities throughout Georgia, 
including assignments in LaGrange and Troup 
County, over the past decade.  

Á Bleakly Advisory Group greatly appreciates the time 
and effort of all that participated in this process. 
Geoff Koski, president of Bleakly Advisory Group, 
directed this work.
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Summary Findings:

Á Since the opening of the Kia plant in 2009, Troup County has grown its total 
employment by nearly a third, for an impressive average annual growth rate of 
over 4%. However, partly due to a lack of appropriate new housing options in the 
area, population and household growth has not kept pace with employment 
growth. 

Á Thus, Troup employees are choosing to live in nearby counties and commute to 
work. There is likely a need for additional owner and rental housing options and 
price points that match the incomes of the expanding workforce. By inducing more 
employees to live within Troup County, the community will capture a higher 
percentage of the economic benefits resulting from the expanding local economy. 

Á 9ȄǇŀƴŘƛƴƎ ǘƘŜ ǊŀƴƎŜ ƻŦ ƘƻǳǎƛƴƎ ǘȅǇŜ ƻǇǘƛƻƴǎ ƛƴ ǘƘŜ Ŏƻǳƴǘȅ ǿƛƭƭ άƎǊƻǿ ǘƘŜ ǇƛŜέ ƻŦ 
the local housing market, capturing unmet demand, and allowing for accelerated 
population and household growth. In providing appropriate levels of housing 
production, the market will supply the units necessary to keep up with demand 
locally, rather than allow the demand to escape elsewhere.

Á Further, lagging new residential production impacts the market at all levels of 
housing affordability. Households that choose to live in Troup and can afford mid-
tier and higher-priced homes (both rental and for-sale) often end up occupying 
homes in lower price bands, making it difficult for lower-income households to find 
appropriate housing and exacerbating competition for existing supply of more 
affordable units. This situation also serves as a drag on housing prices overall in 
Troup.

Á A range of aggressive actions can be taken by local public, private, philanthropic, 
and non-profit sectors to help to expand the supply of housing to meet demand 
across the entire market spectrum. These potential actions are highlighted in the 
Key Findings & Recommendations portion of this report.

INTRODUCTION

Bleakly Advisory Group gathered a 
wide range of primary and 
secondary data on Troup County 
and its cities demographic, 
economic, and housing real estate 
trends to provide input into the 
analysis for this assignment. In the 
process Bleakly interviewed dozens 
of local stakeholders in key 
segments of the community, and 
conducted an online survey that 
garnered over one thousand 
individual responses. 

The work represented in the 
following report led to numerous 
conclusions regarding the Troup 
County housing market, which are 
summarized and detailed at left.
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Á Answering this question allows us to gauge how Troup 
County stacks up against its immediate neighbors.

Á We can gauge countywide job and housing growth by how 
ǊŜŎŜƴǘ ƎǊƻǿǘƘ ŎƻƳǇŀǊŜǎ ǘƻ ǘƘŜ ŎƻǳƴǘȅΩǎ ƘƛǎǘƻǊƛŎŀƭ ǎƘŀǊŜ ƻŦ 
regional jobs and households. This is called a fair share 
comparison, and it measures to what extent a location is 
ǊŜŎŜƛǾƛƴƎ ƛǘǎ άŦŀƛǊ ǎƘŀǊŜέ ƻŦ ƴŜǿ ƎǊƻǿǘƘΦ ¢ƘŜ Ŝǉǳŀǘƛƻƴ ƛǎΥ

Á A result of 100% means that the county received exactly its 
fair share of recent growth relative to the region. If the 
percentage is greater than 100%, the county received more 
than its fair share of growth. If less than 100%, the county 
received less than its fair share of growth.

Á In this analysis, we will compare Troup County and its cities 
relative to the surrounding nine-county market area, as 
shown at right.

Á For the analysis, we used the most recent information 
available ς2017 for job growth data, 2019 for household 
growth data. These years are both part of the same market 
cycle, thus comparison can be made across the two years.

Ϸ▫██╪░►▼▐╪►▄
■▫╬╪■▼▐╪►▄▫█▌►▫◌◄▐█►▫□

■▫╬╪■▼▐╪►▄▫█▌►▫◌◄▐░▪

THE FIRST QUESTION TO ASK: 

IS TROUP COUNTY GETTING ITS FAIR SHARE OF NEW AREA JOBS AND HOUSEHOLDS?

Nine-County Market Area
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TROUP HAS ADDED MORE THAN ITS FAIR SHARE 
hC Wh.{Χ

Á Troup County has received NEARLY DOUBLE its fair share of recent employment growth in recent years. By the fair share metric, it is 
outperforming all of the other surrounding counties except Coweta County.

Data source: BLS Quarterly Census of Employment and Wages. 

This analysis uses the most recent information available ς2017 for job growth data, 2019 for household growth data. 
These years are both part of the same market cycle, thus comparison can be made across the two years

188%

-137%

193%

49%

156%

6% 12%

126%

93% 100%

-200%

-150%

-100%

-50%

0%

50%

100%

150%

200%

250%

Troup Heard Coweta Meriwether Harris Muscogee Lee Randolph Chambers 9-County
Market Area

2010-2017 County Fair Share of Employment Growth 
Relative to the Nine-County Market Area



Troup County Housing Market & Strategy Analysis 8

Χ.¦¢ ¢wh¦t I!{ !5595 [9{{ ¢I!b L¢{ C!Lw 
SHARE OF NEW HOUSEHOLDS

Á In contrast to the strong employment growth, Troup County has received ONLY HALF of its fair share of recent household growth. 
LƴǎǘŜŀŘΣ ŀƴ ƻǳǘǎƛȊŜŘ ǎƘŀǊŜ ƻŦ ǘƘŜ ǊŜƎƛƻƴΩǎ ƘƻǳǎŜƘƻƭŘ ƎǊƻǿǘƘ ƛǎ ŎƻƴŎŜƴǘǊŀǘƛƴƎ ƛƴ /ƻǿŜǘŀ ŀƴŘ [ŜŜ /ƻǳƴǘƛŜǎΦ ¢Ƙƛǎ ǎƘƻǿǎ ǘƘŀǘ /ƻǿŜta and Lee 
/ƻǳƴǘƛŜǎ ŎƻǳƭŘ ōŜ ŎƻƴǎƛŘŜǊŜŘ ¢ǊƻǳǇ /ƻǳƴǘȅΩǎ ƎǊŜŀǘŜǎǘ ŎƻƳǇŜǘƛǘƛƻƴ ŦƻǊ ƴŜǿ ƘƻǳǎŜƘƻƭŘǎ ŀƴŘ ƘƻǳǎƛƴƎΦ

Á Examining the fair shares at the city level shows that LaGrange is getting closer to its fair share of household growth than areHogansville or 
²Ŝǎǘ tƻƛƴǘΦ {ǘƛƭƭΣ ŀƭƭ ƻŦ ¢ǊƻǳǇΩǎ ŎƛǘƛŜǎ ŀǊŜ ǎŜŜƛƴƎ ƭŜǎǎ ƎǊƻǿǘƘ ǘƘŀƴ ǘƘŜƛǊ ƘƛǎǘƻǊƛŎŀƭ ǎƘŀǊŜ ƻŦ ǊŜƎƛƻƴŀƭ ƘƻǳǎŜƘƻƭŘǎ ǿƻǳƭŘ ǎǳƎƎest.

Data source: Claritas. 

This analysis uses the most recent information available ς2017 for job growth data, 2019 for household growth data. 
These years are both part of the same market cycle, thus comparison can be made across the two years.
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WAGES VS. INCOMES DISCREPANCY
Without appropriate new housing options, higher wage earners in Troup 
often choose to live outside of the county.

Á Troup is in the 83rd percentile of all Georgia counties for wages paid in 
the county, but only 60th percentile for county resident incomes. That is, 
while only 17% of Georgia counties have higher worker wages than 
Troup for jobs within the county, 40% have higher resident incomes.

Á This points to the fact that many who hold the higher income jobs in the 
county live outside of the county. The opportunity exists to convert these 
local employees into local residents with the proper housing products, as 
well as with enhanced local community amenities and schools.

Á 159 Georgia counties Average Weekly Wages (4Q 2017)

Á 13: > $900 

Á 25: $800-$899 (Troup Avg. Weekly Wage: $847)

Á 48: $700-$799

Á 64: $600-$699

Á 9: < $600

Troup State Ranking: #26

Á 159 Georgia counties Median Household Income (2017)

Á 10: >$70K

Á 26: $50K-$70K

Á 54: $40K-$50K (Troup Median Household Income : $43,000)

Á 66: $30K-$40K

Á 4: <$30K

Troup State Ranking: #64

A wider variety of new housing options in Troup Co. is 
possible due to the prevalence of higher income jobs in 

the county. 
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THE RESULT: A JOBS/HOUSING IMBALANCE

Á The strong employment growth and slow 
household growth create an imbalance between 
jobs and households that manifests in a shortage 
of housing options in Troup County and its cities. 

Á The imbalance makes it more likely that new 
employees will live outside of the county and 
commute in. Relative to historical patterns, 
employees are increasingly likely to choose to live 
in Coweta and Lee Counties.

Á Forty-four percent of Troup County workers live in 
the county, meaning that 56% of Troup County 
workers commute in. 

Á As the comparison to Coweta County shows, this is 
fairly typical for a suburban, employment-centered 
county, but there are important benefits to the 
county if it can capture a larger share. 
Consequently, these in-commuters should be 
ŎƻƴǎƛŘŜǊŜŘ άǇǊƻǎǇŜŎǘƛǾŜ ǊŜǎƛŘŜƴǘǎέτwilling to 
consider living somewhere in Troup County if the 
right housing options were available.

Á The key challenge for Troup County and its cities 
then is to increase the supply of housing, and to do 
so thoughtfully with new housing that reflects the 
housing types, price points, and neighborhood 
amenities in demand among the growing 
employment base. 

Data source: U.S. Census OnTheMap, 2015. Uses most recent data available. 
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THE COMMUTER OPPORTUNITY
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Á 56% of all Troup workers commute into work from 
outside the county. That is, over half of all Troup 
workers do not live in the county. This represents a 
strong potential market for future housing. 

Á If offered a compelling residential option, these 
workers may seek to live closer to work. 

Á The survey of local employees who live elsewhere 
that was conducted in this study confirms the 
opportunity to attract one-third to one-half of these 
employees to live in Troup if they were offered 
appropriate housing and community amenities.

COMMUTER OPPORTUNITY
TOTAL TROUP COUNTY EMPLOYEE COMMUTES

16,345
workers
live & 
work 
here

21,073 workerscommute 
in to jobs

Total
Troup County

11,891 residents 
commute out to 
work every day

Based on data from US Census 
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Á 53% of LaGrange workers commute in to the city 
from outside of Troup County.

Á This equates to 12,728 LaGrange employees who 
could consider living in Troup if attractive and 
attainable housing options were available to them.

COMMUTER OPPORTUNITY
LAGRANGE EMPLOYEE COMMUTES

5,045 
workers
live & 
work 
here

19,042 workerscommute 
in to jobs

12,728 workerscommuting 
in live outside Troup

LaGrange

6,789 residents 
commute out of 
the city to work 

every day

Based on data from US Census 
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Á 71% of West Point workers commute in to the city 
from outside of Troup County.

Á This equates to 5,135 West Point employees who 
could consider living in Troup if attractive and 
attainable housing options were available to them.

COMMUTER OPPORTUNITY
WEST POINT EMPLOYEE COMMUTES

190 
workers
live & 
work 
here

7,073 workerscommute in
to jobs

5,135 workerscommuting 
in live outside Troup

West Point

1,281 residents 
commute out of 
the city to work 

every day

Based on data from US Census 
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Á 69% of Hogansville workers commute in to the City 
from outside of Troup County

Á This equates to 297 Hogansville employees who 
could consider living in Troup if attractive and 
affordable housing options were available to them.

COMMUTER OPPORTUNITY
HOGANSVILLE EMPLOYEE COMMUTES

28 
workers
live & 
work 
here

400 workerscommute in to 
jobs

297 workerscommuting in 
live outside Troup

Hogansville

1,128 residents 
commute out of 
the city to work 

every day

Based on data from US Census 
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Á 10% of people who responded to a survey for this study work 
in Troup County but live elsewhere. Their responses 
highlighted housing as a top reason for not living where they 
work. 

COMMUTER OPPORTUNITY

Á ¢ƘŜ ǎǳǊǾŜȅ ŀƭǎƻ ŀǎƪŜŘ ŎƻƳƳǳǘŜǊǎ ǿƘƻ ǿƻǊƪ ōǳǘ ŘƻƴΩǘ ƭƛǾŜ 
locally whether they would consider ever moving to 
Troup County; 55% said yes. 

16

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

Housing is too expensive here

Taxes

Lack of the type of housing I want

Schools

Safety

Lack of retail, restaurants, nightlife, or
other desired amenities

Family ties elsewhere and/or need to be 
ŎƭƻǎŜǊ ǘƻ ŦŀƳƛƭȅ ƳŜƳōŜǊΩǎ ŜƳǇƭƻȅƳŜƴǘ

Other (please specify)

If you live OUTSIDE of Troup Co., why do you live 
OUTSIDE of Troup Co.? (choose all that apply) 

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

Yes, 55%

No, 45%

If the reason for living outside of Troup 
Co. changed, would you consider 

moving here? 
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NATIONAL HOUSING TRENDS 
SUMMARY
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The following section is adapted from a February 11, 2019 article in Bloomberg Businessweek titled:

America Isnôt Building Enough New Housing

Á This article is highlighted because it succinctly identifies issues that are hampering housing production 
throughout the nation. 

Á Upon examination of the Troup County housing market, it was determined that the issues highlighted from 
ǘƘŜ ŀǊǘƛŎƭŜ ƻƴ ǘƘŜ ŦƻƭƭƻǿƛƴƎ ǇŀƎŜǎ ƛƳǇŀŎǘ ¢ǊƻǳǇ ŀǎ ǿŜƭƭΦ hŦ ŎƻǳǊǎŜΣ ¢ǊƻǳǇΩǎ ŎƻƴŎŜǊƴǎ Ŏŀƴ ŀƭǎƻ ōŜ ǘǊŀŎƪŜŘ ǘƻ 
other, more localized, issues. The combination of the national and local issues have conspired to impede 
local housing production.

ñRather than heading for another bust, weôre still feeling the effects of the last one.ò

Á ά!ƎƎǊŜǎǎƛǾŜ ƘƻƳŜōǳƛƭŘŜǊǎ ǿŜǊŜ ǿƛǇŜŘ ƻǳǘΣ ŀƴŘ ǘƘŜ ǎǳǊǾƛǾƻǊǎ ŀǊŜ Ŏŀǳǘƛƻǳǎ ŀōƻǳǘ ǿƻǊƪƛƴƎ ƻƴ ǎǇŜŎΦ

Á {ƳŀƭƭŜǊ ōǳƛƭŘŜǊǎ ǘƘŀǘ ǊŜƭȅ ƻƴ ōƻǊǊƻǿƛƴƎ ŎŀƴΩǘ ǎǳǇŜǊŎƘŀǊƎŜ ŎƻƴǎǘǊǳŎǘƛƻƴΣ ŜǾŜƴ ƛŦ ǘƘŜȅ ǿŀƴǘ ǘƻΣ ōŜŎŀǳǎŜ 
ǘƘŜƛǊ ōŀƴƪŜǊǎ ŀǊŜ ŀŦǊŀƛŘ ƻŦ ƳŀƪƛƴƎ ƭƻŀƴǎΦέ

Á ά9ǾŜƴ ŀŦǘŜǊ ŀ ƎǊŀŘǳŀƭ ǊŜōƻǳƴŘ ŦǊƻƳ ƛǘǎ ƴŀŘƛǊ ƛƴ ŜŀǊƭȅ нллфΣ ǘƘŜ rate of startson erecting single-family 
residences remains below the level of the early 1960s, when the U.S. population was less than 60 percent of 
ǿƘŀǘ ƛǘ ƛǎ ǘƻŘŀȅΦέ

NATIONAL HOUSING TRENDS SUMMARY

https://www.census.gov/construction/nrc/index.html
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The following section is adapted from a February 11, 2019 article in Bloomberg Businessweek titled:

America Isnôt Building Enough New Housing

ñRather than heading for another bust, weôre still feeling the effects of the last one.ò

Á ά! ǘƛƎƘǘ ǎǳǇǇƭȅ Ƙŀǎ ŎŀǳǎŜŘ ƘƻǳǎƛƴƎ ǇǊƛŎŜǎ ǘƻ ŎƭƛƳō ǎǘŜŀŘƛƭȅΦέ

Á LƴǎǘŜŀŘ ƻŦ ŀƴ ƻǾŜǊǎǳǇǇƭȅ ƻŦ ƘƻƳŜǎΣ ǘƘŜǊŜ ŀǊŜƴΩǘ ŜƴƻǳƎƘ ōŜƛƴƎ ōǳƛƭǘΣ ǿƘƛŎƘ ƛǎ ŘǊƛǾƛƴƎ ǳǇ ǇǊƛŎŜǎ ŀǘ ƭŜǾŜƭǎ ǘƘŀǘ 
ŜȄŎƭǳŘŜ Ƴŀƴȅ !ƳŜǊƛŎŀƴǎ ŦǊƻƳ ƻǿƴŜǊǎƘƛǇΦ ά²Ŝ ŀǊŜ ǳƴŘŜǊƘƻǳǎŜŘΣέ ǎŀȅǎ !ŀǊƻƴ ¢ŜǊǊŀȊŀǎΣ ŀ ǎŜƴƛƻǊ ŜŎƻƴƻƳƛǎǘ 
for Zillow Group Inc.

Á The shortage is being aggravated by low unemployment, which is making it hard to hire workers. 

Á Developers claim regulation is driving up costs.

Á Not-in-my-backyard zoning rules are exacerbating the issue of an already small pool of construction-
ready lots.

NATIONAL HOUSING TRENDS SUMMARY

Á Tighter financial regulation has ended dangerous 
practices, such as no-documentation loans, which 
Ǝƻǘ ǇŜƻǇƭŜ ƛƴǘƻ ƘƻǳǎŜǎ ǘƘŜȅ ŎƻǳƭŘƴΩǘ ŀŦŦƻǊŘΦ Φ Φ ¢ƘŜǎŜ 
changes have made it harder for people to buy a 
house.

Á Down payment requirements are mostly higher. 

Á However, when Fannie Mae, the government-
controlled mortgage-buying giant, surveyed 
housing lenders recently, only 1% blamed tight 
standards for credit and underwriting for the 
ǿŜŀƪƴŜǎǎ ƛƴ ǎŀƭŜǎΦ пу҈ ŎƛǘŜŘ ŀƴ άƛƴǎǳŦŦƛŎƛŜƴǘ 
ǎǳǇǇƭȅΦέ
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KEY TRENDS DRIVING DEMAND
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KEY TRENDS DRIVING DEMAND
Á One factor that will shape Troup County housing demand over the next decade will be the changing nature of home ownership. 

Á In 2016, the U.S. homeownership rate fell to its lowest level in more than 50 years. 

Á The Troup County overall homeownership rate dropped 5% from 2010-2017, to 57% homeowner. The decrease in homeownership rates is 
noticeable across all age bands, as shown below.

15%

46%

62%

69%

84%

62%

6%

34%

47%

66%

74%

57%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90%

<25

25-34

35-44

45-64

>65

ALL

A
g
e

 o
f 

H
o

u
se

h
o
ld

e
r

Homeownership Rate by Age, Troup County, 2010-2017

2010 2017

Data source: US Census, 2017 US Census American Fact Finder



Troup County Housing Market & Strategy Analysis22

KEY TRENDS DRIVING DEMAND

Á The decreasing homeownership rate across all income bands in Troup County from 2010-2017 is illustrated below. 

Á Troup has experienced an 8% overall increase in the percentage of households who rent, from 35% in 2010 to 43% in 2017.

Á Thehouseholdincomeband thatexperiencethe greatestincreasein rentershipfrom 2010-2017 was the $75K-$100K band. Manyof theserenters
ŀǊŜ ƭƛƪŜƭȅ άǊŜƴǘŜǊǎ ōȅ ŎƘƻƛŎŜΣέ ǘƘŀǘ ƛǎ ǘƘŜȅ ƘŀǾŜ ŀƴ ƛƴŎƻƳŜ ǘƘŀǘ ǿƻǳƭŘ ŀƭƭƻǿ ǘƘŜƳ ǘƻ ōǳȅΣ ōǳǘ ƛƴǎǘŜŀŘ ǘƻ ŎƘƻƻǎŜ ǘƻ ǊŜƴǘ ŦƻǊ ƭifestyle reasons. More 
ƻŦ ǘƘŜǎŜ ǘȅǇŜǎ ƻŦ ǊŜƴǘŜǊǎ Ŏŀƴ ōŜ ŀǘǘǊŀŎǘŜŘ ǘƻ ¢ǊƻǳǇ ǿƛǘƘ ŀƴ ŜȄǇŀƴǎƛƻƴ ƻŦ ǳƴƛǘ ǘȅǇŜǎ ŀƴŘ ƭƻŎŀǘƛƻƴǎΣ ǇŀǊǘƛŎǳƭŀǊƭȅ ƴŜŀǊ ¢ǊƻǳǇΩǎ downtowns.  

Data source: US Census, 2017 US Census American Fact Finder
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KEY TRENDS DRIVING DEMAND

Á Since 2014, Troup County has seen an average of 11% of home sales being from new construction.

Á The 2018 median price of an existing home sale in Troup was $123,350, while the median price of a new construction sale in Troupwas 
$235,360 ςa new construction premium of over $100,000. 

Á New home median pricing has increased over 25% in the past two years and by 75% the past four years, while the number of sales has 
remained relatively flat. This pricing shift in the local new home market is partially due to higher-priced new homes entering the market 
and also to the relative lack of new supply and increasing demand driving up per square foot pricing.

Á The new home market has been driven largely by single-family homes, with townhomes making up only 2% of sales over the past fiveyears.

$0

$50,000

$100,000

$150,000

$200,000

$250,000

2014 2015 2016 2017 2018

Troup Median Home Sales Price

Resale Median New Median

12% 15% 11% 8% 10%

88% 85% 89% 92% 90%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

2014 2015 2016 2017 2018

Troup Home Sales

New Resale

Data source: MLS, Troup County Tax Accessor, SmartREData



Troup County Housing Market & Strategy Analysis

KEY TRENDS DRIVING DEMAND

Á The matrix below details the major categories of buyers and renters in the market today. Troup households in each category report difficulty 
finding appropriate housing options to fully meet demand, particularly for lower-income households, young professionals, and empty nesters. 

HOUSING PREFERENCES BY TARGET 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 Good schools
Å Convenience to 

employment and 
groceries

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

24
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KEY TRENDS DRIVING DEMAND

Á This matrix shows the types of housing units each market segment is most likely to consider.

HOUSING PREFERENCES BY TARGET 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

25
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KEY TRENDS DRIVING DEMAND
Á hƴŜ ǊŜŀǎƻƴ ŦƻǊ ǘƘŜ ŘŜŎǊŜŀǎƛƴƎ ƘƻƳŜƻǿƴŜǊǎƘƛǇ ǊŀǘŜǎ ŀŎǊƻǎǎ ǘƘŜ ŎƻǳƴǘǊȅ ƛǎ ŀƴ ƛƴŎǊŜŀǎŜ ƛƴ άǊŜƴǘŜǊǎ ōȅ ŎƘƻƛŎŜΣέ ǘƘƻǎŜ ǿƘƻ ŎƻǳƭŘ Ŧinancially own a 

home, but choose not to for a variety of reasons including need for mobility for employment, desire to downsize and avoid maintenance 
responsibilities, and draw towards highly amenitizedrental communities. 

Á .ŜŎŀǳǎŜ ǘƘŜȅ ƘŀǾŜ ƳƻǊŜ ŦƛƴŀƴŎƛŀƭ ǊŜǎƻǳǊŎŜǎ ŀƴŘ ŀǊŜ ƴƻǘ ǇǳǎƘŜŘ ǘƻ ǊŜƴǘƛƴƎ ƻǳǘ ƻŦ ŦƛƴŀƴŎƛŀƭ ƴŜŎŜǎǎƛǘȅΣ άǊŜƴǘŜǊǎ ōȅ ŎƘƻƛŎŜέ ǿƛƭƭoften choose higher-
end apartments in amenity-rich developments and walkable communities. They are often willing to trade-off size of their unit forattractive and 
walkable community amenities. These types of amenities can include parks and trails, as well as other commercial community gathering locations 
such as craft breweries and/or other high-quality locally-owned food and beverage operations.

Á ¢ƘŜǎŜ άǊŜƴǘŜǊǎ ōȅ ŎƘƻƛŎŜέ ŀǊŜ ƴƻǘ ŦƛƴŘƛƴƎ ƭƻŎŀƭ ŎƻƳƳǳƴƛǘƛŜǎ ƛƴ ¢ǊƻǳǇ ǿƛǘƘ ǘƘŜ ƭƻŎŀǘƛƻƴǎ ŀƴŘ ŀƳŜƴƛǘƛŜǎ ǘƘŜȅ ǎŜŜƪΣ ŀƴŘ ŀǊŜ ŦƻǊŎed into other nearby 
housing markets.

Á While there is certainly demand for larger (3+ bedroom) rental units locally, and we recommend  continuing to seek opportunitiesto meet this 
ŘŜƳŀƴŘΣ άǊŜƴǘŜǊǎ ōȅ ŎƘƻƛŎŜέ ƛǎ ŀ ǎŜǇŀǊŀǘŜ ǘŀǊƎŜǘ ƳŀǊƪŜǘ ǎŜƎƳŜƴǘ ǿƘƻ ƘŀǾŜ ƭƛƳƛǘŜŘ ƻǇǘƛƻƴǎ ƛƴ ¢ǊƻǳǇ /ƻΦ ōŀǎŜŘ ƻƴ ǘƘŜ ŎǳǊǊŜƴǘ ǊŜntal inventory. 
¢ƘŜ άŦŀƳƛƭȅέ ǊŜƴǘŜǊΣ ǘƘŀǘ ƻŦǘŜƴ ǎŜŜƪǎ оҌ ōŜŘǊƻƻƳǎΣ ƛǎ ǘȅǇƛŎŀƭƭȅ ƳƻǊŜ ǇǊƛŎŜ ŀƴŘ ǳƴƛǘ-type sensitive than renters by choice.

Á Thus, we recommend pursing opportunities to create more smaller unit rental housing options in walkable mixed-use settings that can attract 
ǎƛƴƎƭŜǎ ŀƴŘ ŎƻǳǇƭŜǎκǇǊƻŦŜǎǎƛƻƴŀƭǎ ŀƴŘ ŘƻǿƴǎƛȊŜǊǎΣ ǘƻ ƳŜŜǘ ǘƘŜ ƭƻŎŀƭ άǊŜƴǘŜǊ-by-ŎƘƻƛŎŜέ ŘŜƳŀƴŘ ǿƘƛƭŜΣ ŀǘ ǘƘŜ ǎŀƳŜ ǘƛƳŜΣ ǇǳǊǎǳƛƴƎ additional 
rental units that appeal to families in other locations, likely outside of the downtowns.

Young Professionals

Not ready to buy, but earn enough to choose a 

high-end apartment. 

Unit preferences: studio, 1-bedroom

Mature Professionals

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

Downsizers

Prefer the convenience of renting in amenity-

rich communities. Want the level of quality of 

for-sale, but none of the hassle.

Unit preferences: 1-bedroom, 2-bedroom

Renters by Choice: Typical Market Segments
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KEY TRENDS DRIVING DEMAND
Á The diversity of incomes of the new employees in Troup County brings with it a diversity of desires for housing types.

Á New housing offerings throughout Troup has been generally limited to large single-family detached and, to a lesser degree, large-scale 
multifamily housing developments. 

Á To capture a larger portion of the new employees working in Troup County, new housing types and products will need to be brought to 
market. These new housing products should be targeted to what is most appropriate for their specific communities. 

Smaller single-family detached 
(<2,000 SF)

άaƛǎǎƛƴƎ aƛŘŘƭŜέ ƘƻǳǎƛƴƎDowntown multifamily

Key Quality Housing Types Currently Lacking in Troup County


