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I n 2 0 1 7 t h e G re ate r D a l t o n C h a m b e r a n d i t s
p a r t n e rs u nv e i l e d B e l i e v e G re a te r D a l to n , a n
e c o n o m i c f ra m e wo r k fo r t h e D a l to n a re a ’s
f u t u r e . B e l i e ve G re a te r D a l t o n s e t fo r t h s i x
s t ra te g i c p r i o r i t i e s , i n c l u d i n g t h e g o a l to
p ursu e a co mpe t i t i ve a n d di ve rse ho us i ng sto c k
a s a m e a n s o f :

 A i d i n g t a l e n t a t t ra c t i o n a n d r e t e n t i o n ,

 A p p e a l i n g t o a b ro a d ra n ge o f p o t e n t i a l
r e s i d e n t s ,

 E n c o u ra g i n g m o r e w o r ke rs t o l i ve i n t h e
i m m e d i a te a r e a , a n d

 I n c re a s i n g l o c a l v i t a l i t y a n d q u a l i t y - o f - p l a c e .

T h i s i n i t i a t i ve l e d t o t h e c o m m i s s i o n o f t h i s
s t u d y : t h e B e l i e ve Gre ate r Da l to n Ho us i n g
S t rate gy , w i t h t h e g o a l to exa m i n e t h e l o c a l a n d
r e g i o n a l h o u s i n g m a r ke t a n d d e v e l o p a n
a p p ro a c h to a c h i e v i n g t h e h o u s i n g g o a l s s e t
fo r t h i n t h e B e l i e ve G r e a t e r D a l t o n p l a n .

To co m p l e te t h i s w o rk B l e a k l y A d v i s o r y G ro u p
wa s g u i d e d b y t h e B e l i e ve G r e a te r D a l t o n
H o u s i n g A d v i s o r y C o m m i t te e , c o - c h a i re d b y To d d
H a r r i s o n o f H a m i l to n M e d i c a l C e n t e r a n d
M e l a n i e S u g g s o f G r e e n wo o d D e v e l o p m e n t .

B l e a k l y A d v i s o r y G ro u p i s a n At l a nta , G e o rg i a
b a s e d re a l e s t a te a n d e c o n o m i c d e v e l o p m e n t
c o n s u l t i n g f i r m w i t h p u b l i c a n d p r i va t e s e c to r
c l i e n t s t h ro u g h o u t t h e S o u t h e a st .

B l e a k l y A d v i s o r y G ro u p ga t h e r e d a w i d e ra n g e o f
p r i m a r y a n d s e c o n d a r y d a ta o n D a l t o n / W h i t f i e l d
C o u n t y d e m o g ra p h i c , e c o n o m i c , a n d h o u s i n g
r e a l e s ta t e t r e n d s t o p ro v i d e i n p u t i nt o t h e
a n a l ys i s fo r t h i s p ro j e c t . I n t h e p ro c e s s B l e a k l y
i n te r v i e w e d h u n d re d s o f s ta ke h o l d e rs i n ke y
s e g m e nt s o f t h e c o m m u n i t y, a n d c o n d u c te d a n
o n l i n e s u r ve y t h a t ga r n e re d o ve r t wo t h o u s a n d
i n d i v i d u a l r e s p o n s e s .

B l e a k l y A d v i s o r y G ro u p g re at l y a p p r e c i a te s t h e
t i m e a n d ef fo r t o f a l l t h a t p a r t i c i p a te d i n t h i s
p ro c e s s .

G e o f f Ko s k i , p re s i d e n t o f B l e a k l y A d v i s o r y
G ro u p , d i r e c te d t h i s w o r k .
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Key F indings

T h e c u r re n t h o u s i n g m a r ke t i n t h e G re a t e r D a l t o n a r e a
i s i n a re i n fo rc i n g c yc l e o f l i m i te d h o u s i n g o p t i o n s ,
l i m i te d h o u s i n g d e v e l o p m e n t , a n d l i m i t e d h o m e va l u e
a p p r e c i at i o n .

T h i s s t u d y i d e n t i f i e d s i g n i f i c a n t d e m a n d fo r a d d i t i o n a l
fo r - s a l e a n d re nta l h o u s i n g i n t h e D a l t o n a r e a , b u t a
l a c k o f a n a p p ro p r i a te s u p p l y o f n e we r h o m e s , b o t h
r e n t a l a n d fo r - s a l e .

O v e r t h e p a s t d e c a d e , t h i s s i t u a t i o n h a s l e d to a
st a g n a nt m a r ke t t h a t o f te n fo rc e s p o t e n t i a l
D a l to n / W h i t f i e l d b u ye rs a n d r e n t e rs to s e e k h o m e s i n
n e a r b y h o u s i n g m a r ke t s , p a r t i c u l a r l y C h at t a n o o ga a n d
s u b u r b a n At l a n ta , w h e re a m o re a c c e p ta b l e ra n ge o f
o p t i o n s a r e p r e s e n t .

BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

T h i s B e l i e ve Gre ater Da l to n Ho us i n g S t rate gy
E xe c ut i ve S umma ry o u t l i n e s t h e re s e a rc h ,
a n a l ys i s , c o n c l u s i o n s , a n d re co m m e n d a t i o n s
c o m p l e t e d b y B l e a k l y A d v i s o r y G ro u p .

T h e f u l l r e p o r t i n c l u d e s a d d i t i o n a l d e t a i l .

Limited new home 
development

Few 
households 

move

Limited demonstrated
market for new 

construction
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Housing Supply

Eve n a s j o b g ro w t h h a s re t u r n e d to W h i t f i e l d
C o u n t y s i n c e t h e e n d o f t h e G re a t Re c e s s i o n ,
b u i l d i n g p e r m i t i s s u a n c e i s s t i l l we l l b e l o w p r e -
r e c e s s i o n l e v e l s , w h i c h p ro v i d e s o n e p i e c e o f
e v i d e n c e o f t h e l a c k o f a p p ro p r i a t e l e ve l s n e w
h o u s i n g s u p p l y. I n c o n t ra s t , h o u s i n g c o n s t r u c t i o n
i n H a m i l to n C o . , T N ( C h at ta n o o ga ) a n d B a r to w
C o . , G A ( s u b u r b a n At l a nta ) h av e re b o u n d a t a
m u c h g re a te r ra te ; t h e s e a re a s a re at t ra c t i n g
m a ny w h o w o r k i n G r e a te r D a l to n b u t c h o o s e to
c o m m u t e i n fo r w o r k .

F u r t h e r e v i d e n c e o f t h e l a c k o f a p p ro p r i a t e
n e w e r h o m e s u p p l y i n c l u d e s :

 o n l y 1 8 % o f t h e D a l t o n h o u s i n g s to c k wa s b u i l t
i n t h e 2 1 s t c e n t u r y, co m p a re d to 3 1 % i n t h e
s t a t e o v e ra l l

 o w n e r - o c c u p i e d h o m e va l u e s i n G r e a te r D a l t o n
a re s i g n i f i c a n t l y b e l o w t h e st a te m e d i a n ,
d e s p i te t h e fa c t t h a t l o c a l w a g e s a re
c o m p a ra t i ve l y h i g h

 m o s t o f D a l t o n ’s re nt a l h o u s i n g i s i n s i n g l e -
fa m i l y h o m e s a n d s m a l l , o l d e r a p a r t m e n t
c o m p l e xe s – n o n e w m u l t i fa m i l y re nt a l
a p a r t m e n t s h av e b e e n d e l i v e re d s i n c e 2 0 0 1 .
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I n a d d i t i o n t o G r e a t e r D a l t o n “ l o s i n g ” p o t e n t i a l
n e w re s i d e nt s n o t a b l e t o f i n d a p p ro p r i a te
h o u s i n g o p t i o n s l o c a l l y, l i m i te d n e w h o u s i n g
d e v e l o p m e n t i m p a c t s a l s o i n c l u d e :

 l o w t u r n o v e r ra te s — t h e f r e q u e n c y w i t h w h i c h
p e o p l e m o ve — a m o n g b o t h o w n e rs a n d
r e n t e rs i n W h i t f i e l d C o u n t y

 g e n e ra l l y re d u c e d h o m e p r i c i n g fo r a l l t y p e s
o f h o m e s , m e a n i n g t h a t l o c a l l o we r - i n c o m e
h o m e s e e ke rs f i n d i t d i f f i c u l t to c o m p e te fo r
q u a l i t y h o u s i n g w i t h m i d - t o - h i g h - i n c o m e
h o u s e h o l d s , e v e n w h e n t h e y c a n a f fo rd i t

 a l i m i te d n u m b e r o f h o m e b u i l d e rs w i l l i n g to
o p e ra t e i n t h e a r e a

 “ re nt e rs b y c h o i c e ” n o t f i n d i n g l o c a l
c o m m u n i t i e s w i t h t h e a m e n i t i e s t h e y s e e k
a n d fo r c e d i n t o o t h e r n e a r b y h o u s i n g m a r ke t s

 h o m e r e n o v at i o n s h av i n g re d u c e d re t u r n o n
i nv e s t m e nt .
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W h i l e t h e o p p o r t u n i t y ex i s t s t o c a p t u re n e w
h o u s e h o l d s to t h e a r e a , u nt a p p e d d e m a n d f ro m
l o c a l re s i d e n t t u r n o v e r i s s i g n i f i c a n t l y g re a t e r t h a n
p o te n t i a l i n d u c e d c o m m u te r d e m a n d . T h a t i s , i t i s
e a s i e r t o ke e p e x i s t i n g re s i d e n t s t h a n to c o nv i n c e
n o n - re s i d e n t s t o m o ve b y m e e t i n g t h e n e e d s a n d
d e s i re s o f r e s i d e n t s w i t h m o re h o u s i n g o p t i o n s a n d
c o m m u n i t y a m e n i t i e s , i n c l u d i n g a m o re v i b ra n t
d o w n t o w n .
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Housing Demand

G r e a t e r D a l to n h a s t h e o p p o r t u n i t y t o u n l o c k
u n ta p p e d h o u s i n g d e m a n d f ro m c u r re n t , a n d
a d d i t i o n a l n e w, h o u s e h o l d s w i t h ex p a n d e d
h o u s i n g o p t i o n s .

6 2 % o f t h o s e e a r n i n g m o re t h a n $ 4 0 , 0 0 0 a y e a r
a t a j o b i n W h i t f i e l d c h o o s e t o l i ve e l s e w h e r e
o u t s i d e o f t h e c o u n t y.

T h i s l e a d s t o a i n c o n g r u i t y w h e re b y W h i t f i e l d
ra n ks # 1 0 a m o n g G e o r g i a c o u n t i e s fo r ave ra g e
a n n u a l wa ge ( $ 4 8 , 4 1 2 ) , b u t i t s h o u s e h o l d s ra n k
o n l y # 6 1 fo r m e d i a n i n c o m e ( $ 4 8 , 9 4 5 ) . T h u s , a
w i d e r va r i e t y o f ne w ho us i n g o pt i o ns i n Gre ate r
Da l to n i s po ss i b l e du e to t he preva l e nc e o f h i g he r
i n co me j o bs i n W h i t f i e l d C o u nt y.

O v e r 7 0 0 s u r ve y r e s p o n d e n t s w h o wo r k i n
W h i t f i e l d C o u n t y b u t l i ve e l s e w h e r e h i g h l i g h te d
t h e l a c k o f a p p ro p r i a te h o u s i n g o p t i o n s a s a t o p
r e a s o n fo r n o t l i v i n g w h e re t h e y wo r k . N e a r l y
6 0 % s a i d i f t h e r e a s o n fo r l i v i n g o u t s i d e o f
G r e a t e r D a l t o n c h a n ge d , t h e y wo u l d c o n s i d e r
m o v i n g h e r e — p o i n t i n g t o a n o p p o r t u n i t y t o
c a p t u re t h e s e h o u s e h o l d s w i t h a d d i t i o n a l
a p p ro p r i at e h o u s i n g s u p p l y.
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Average Weekly  Wages

159 Georgia counties 

▪ 9: below $600

▪ 64: $600 to $699

▪ 48: $700 to $799

▪ 25: $800 to $899

▪ 13: above $900 

Whitfield County Avg. Weekly Wage: $931
Source:  U .S .  Bureau of  Labor  Stat i s t i cs  (4Q 2017)
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Housing Demand

B a s e d o n a st a t i s t i c a l d e m a n d a n a l ys i s c o n d u c t e d fo r t h i s s t u d y t h a t i n c o r p o ra t e d e c o n o m i c ,
d e m o g ra p h i c , a n d h i s t o r i c a l h o u s i n g t r e n d s d a t a , W h i t f i e l d C o unt y c a n s u p po r t :
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 a p p rox i m a te l y 9 0 - 10 0 mar ke t - rate ne w
co nst r uc t i o n re nta l un i t s a nnua l l y o n ave ra g e
t h ro u g h 2 0 2 4 , o r t h e e q u i va l e n t o f t wo to fo u r
n e w a m e n i t i ze d a p a r t m e n t c o m m u n i t i e s o r
d o w n t o w n a p a r t m e n t d e v e l o p m e nt s .

▪ The deepest renter market segments are
households under age 35 who can afford rents
up to approximately $1,750/month, as well as
older “renters by choice” who can afford
monthly rents greater than $1,250.

▪ The current apartment supply is not of the
quality to meet the demand for higher-priced
units. New supply is necessary.

 a p p rox i m a te l y 1 50 - 16 0 ne w co nst r uc t i o n
ho me sa l e s a nn ua l l y o n ave ra g e t h ro u g h 2 0 2 4 ;
t h e c o u n t y h a s s e e n l e s s t h a n h a l f o f t h i s l e v e l
o f n e w h o m e a c t i v i t y i n r e c e n t y e a rs .

▪ The deepest buyer market segments are first-
time homebuyer households under age 35 who
can afford homes in the high $100 ’s, as well as
“move up” buyers age 45-54 who can afford
homes from the high $200 ’s to the high
$300 ’s .

A s u mmar y o f t h e l o ca l h o u s i n g d e ma n d p o te nt i a l b y h o us i ng t y pe i s i n c l u d e d o n t h e fo l l owi ng p a ge s .



I n W hi t f i e l d C o . i n 2 01 7 t h e re we re 7 3 ne w
co nst r uc t i o n ho me sa l e s , w i t h a n ave ra ge sa l e
p r i ce o f $ 1 5 2 , 00 0 .

To a c t u a l i ze t h e d e m a n d p o t e n t i a l to s e l l
a p p rox i m a te l y 1 5 0 n e w h o m e s a n n u a l l y
t h ro u g h o u t t h e c o u n t y, a g re at e r a r ray o f n e w
h o m e p r i c e p o i n t s s h o u l d b e o f fe r e d i n v a r i o u s
s e t t i n g s .

We e s t i m a t e , b a s e d o n t h e c u r re n t a n d f u t u r e
d e m o g ra p h i c s o f t h e c o u n t y, t h a t n e a r l y 6 0 %
o f t h e d e m a n d p o t e nt i a l i s fo r n e w h o m e s
p r i c e d a b o ve $ 2 0 0 , 0 0 0 . H o we v e r, i n 2 0 1 7 l e s s
t h a n 1 0 % o f n e w c o n s t r u c t i o n h o m e s a l e s
w e r e p r i c e d i n t h a t ra n g e .

T h e o p p o r t u n i t y fo r h o m e b u i l d e rs a n d
d e ve l o p e rs i s to i d e n t i f y l o c a t i o n s , h o m e
p ro d u c t s , a n d d e ve l o p m e n t o r i e nta t i o n s t h a t
w i l l a t t ra c t b u ye rs a t p r i c e p o i nt s a b o ve
$ 2 0 0 , 0 0 0 .

I t i s l i ke l y t h a t i n c e n t i ve s w i l l b e n e c e s s a r y i n
t h e n e a r - t e r m t o att ra c t d e ve l o p m e nt t o p ro v e
t h e m a r ke t a t h i g h e r p r i c e p o i n t s .
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Single Family Condo/Townhome

2017 Sales Unmet Demand

2017

73 new construction home sales

 62 Single-family 

 11 Condo/Townhome

Overall Avg.: $152,037 
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Source: MLS and Bleakly Advisory Group
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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

P OT E NT I A L  F O R - SA L E  N E W C O N ST R U C T I ON,  2 0 1 9 - 2 0 2 4

A healthy 
Dalton/Whitfield 
housing market will 
offer new construction 
for-sale 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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A healthy 
Dalton/Whitfield rental 
housing market will 
offer new construction 
rental 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. 

P OT E NT I A L  F O R - R ENT  N E W C O NS T R U C T I ON,  2 0 1 9 - 2 0 2 4
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

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

H o m e b u i l d i n g ge n e ra te s s u b sta n t i a l l o c a l
e c o n o m i c a c t i v i t y, i n c l u d i n g n e w i n c o m e a n d
j o b s fo r r e s i d e n t s , a n d a d d i t i o n a l re ve n u e fo r
l o c a l g o v e r n m e nt s .

We e s t i m a t e t h a t c u r r e n t l y t h e h o m e b u i l d i n g
i n d u s t r y i n W h i t f i e l d C o . h a s a c o m b i n e d $ 6 . 3
m i l l i o n d i re c t i m p a c t o n t h e l o c a l e c o n o my,
a n d s u p p o r t s a p p rox i m at e l y 7 0 j o b s .

H o we ve r, i f t h e h o u s i n g m a r ke t w e r e t o
a c t u a l i ze t h e p o te n t i a l d e m a n d d e s c r i b e d
a b o v e , t h e h o u s i n g i n d u s t r y ’s d i re c t i m p a c t o n
t h e W h i t f i e l d e c o n o my c o u l d g ro w t o $ 2 3 . 4
m i l l i o n i n d i r e c t i m p a c t a n d s u p p o r t 2 5 0 j o b s .

10

T h u s , w i t h a n ex p a n d e d h o u s i n g m a r ke t a n d
h o m e b u i l d i n g i n d u s t r y, i n c l u d i n g b u i l d i n g
a d d i t i o n a l fo r - s a l e h o m e s a n d re nta l a p a r t m e n t s
i n W h i t f i e l d C o u n t y, t h e r e i s a n o p p o r t u n i t y to
c re a t e a n a d d i t i o n a l $ 1 7 . 2 m i l l i o n i n d i re c t
e c o n o m i c i m p a c t a n n u a l l y i n t h e l o c a l e c o n o my,
i n c l u d i n g a n a d d i t i o n a l 1 8 0 j o b s .

*  T h i s  e c o n o m i c  i m p a c t  a n a l y s i s  i s  b a s e d  o n   d a t a  a n d  
m e t h o d o l o g y  f r o m  t h e  N a t i o n a l  A s s o c i a t i o n s  o f  H o m e  
B u i l d e r s ,  s u p p l e m e n t e d  b y  l o c a l  d a t a .

E X PA ND ED  W H I T F I EL D  C O.  H O U S I NG  I N D U ST RY
P OT E NT I A L  A D D I T I ONAL  A N N UA L  D I R EC T  I M PAC TS  

$17.2 million 180 jobs



2017

$6.3 million direct impact on the local economy

70 jobs

POTENTIAL HOUSING INDUSTRY 
ECONOMIC IMPACT

WHITFIELD COUNTY

2024 Potential

$23.4 million direct impact

250 jobs
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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

Economic I mpact

A s t h e G r e a t e r D a l to n h o u s i n g m a r ke t
a c t u a l i ze s t h e p o te n t i a l d e m a n d d e s c r i b e d
a b o v e , t h e n e w re s i d e n t s w h o w i l l o c c u p y
t h e n e w l o c a l h o m e s w i l l h ave a b e n e f i c i a l
i m p a c t o n o t h e r p a r t s o f t h e e c o n o my a n d
c o m m u n i t y.

A s s h o w n a t r i g h t , t h e n e w h o u s i n g u n i t s
c re a t e d i n D a l to n a n d W h i t f i e l d C o u nt y w i l l
i n d u c e n e w l o c a l p o p u l at i o n a n d h o u s e h o l d
g ro w t h . T h i s g ro w t h w i l l l e a d to a d d i t i o n a l
pro p e r t y taxe s b e i n g p a i d t o l o c a l
g o v e r n m e n t s a n d s c h o o l s , e q u a l i n g o v e r $ 2
m i l l i o n o v e r f i v e y e a rs .

A d d i t i o n a l l y, n e w h o u s e h o l d s t o t h e a re a
w i l l b r i n g a d d i t i o n a l re ta i l sp e n d i ng ( $ 3 8
m i l l i o n o v e r f i v e ye a rs ) t h a t c a n s u p p o r t
n e a r l y 1 4 0 , 0 0 0 s q u a re fe e t o f re t a i l
b u s i n e s s . W h i l e s o m e o f t h i s re ta i l
s p e n d i n g w i l l i n e v i ta b l y o c c u r o u t s i d e o f
W h i t f i e l d , n e w h o u s e h o l d s w i l l a d d s u p p o r t
fo r a d d i t i o n a l re ta i l i n D a l t o n a n d t h e re st
o f t h e c o u n t y.

B a s e d o n c ha r i ta b l e g i v i ng t r e n d s i n
G e o r g i a , t h e n e w re s i d e n t s h ave t h e
p o te n t i a l t o d o n a te o v e r $ 1 m i l l i o n to l o c a l
c h a r i t i e s , i n c l u d i n g h o u s e s o f w o rs h i p .

*  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  Retai l

$1.2 Mill ion Local Charitable Giving
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BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

Recommendat ions for  Act ion

Ag gress ive  ac t ion i s  needed to  im prove the  Greater  Da l ton hous ing  m arket .

To  do  so,  loca l  leaders  can  work  w i th  com m unity  partners  by  seek ing  to  advance the  
fo l lowing  p i l l a rs  o f  ac t ion:

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

14



BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

Encourage 
construction of 

for-sale 
housing

 I d e n t i f y  p r i o r i t y  r e d e v e l o p m e n t  a n d  
g r e e n f i e l d  s i t e s  t h a t  a r e  l a r g e  e n o u g h  
t o  a t t ra c t  t h e  i n t e r e s t  o f  e x p e r i e n c e d  
s o p h i s t i c a t e d  d e v e l o p e rs .  

 M a r ke t / d e v e l o p  r e s i d e n t i a l  a n d  
m i xe d - u s e  d e v e l o p m e nt  s i t e s  i n  a  
s i m i l a r  w ay  t h a t  i n d u s t r i a l  s i t e s  a r e  
m a r ke t e d .

 A p p l y  zo n i n g  a n d  c o d e  e n fo r c e m e n t  
p o l i c i e s  t h a t  a l l o w  fo r  u n i q u e  a n d  
d i f fe r e n t i a te d  h o u s i n g  t y p e s  t h a t  
a l l o w  fo r  m a r ke t  s e g m e n tat i o n .  

 S t r e a m l i n e  p e r m i t t i n g  a n d  i n s p e c t i o n s  
p ro c e s s e s  t o  e x p e d i t e  p ro g r e s s  a n d  
e l i m i n at e  l o c a l  d e l ay s .  

 U t i l i ze  l o c a l  a u t h o r i t i e s ,  s u c h  a s  t h e  
D o w n t o w n  D e v e l o p m e n t  A u t h o r i t y  a n d  
t h e  D a l t o n - W h i t f i e l d  C o u n t y  J o i n t  
D e v e l o p m e n t  A u t h o r i t y,  t o  i n i t i a t e  
h o u s i n g  a n d  m i xe d - u s e  d e v e l o p m e n t .

 I n  c o n j u n c t i o n  w i t h  l o c a l  g o v e r n m e nt ,  
d e v e l o p m e n t  a u t h o r i t i e s  c a n  h e l p  
a c t i v at e  p r i v a t e  d e v e l o p m e nt  w i t h  
s t ra t e g i e s  s u c h  a s :

▪ Acquire and hold development land 
and subsequently attract private 
sector developers with incentives such 
as:

▪ proactively procure desired zoning

▪ subsidize nearby off -site uti l it ies

▪ subsidize debt service payments 
for on-site infrastructure, etc.

R ECOMMENDATIONS
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BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

Encourage 
construction of 

for-sale 
housing

 C r e a t e  a  H o u s i n g  D e v e l o p m e nt  F u n d  
a n d / o r  a  P u b l i c  P u r p o s e  D e v e l o p m e n t  
C o m p a ny

▪ A Housing Development Fund could be 
financed with at least 50% private sector 
monies to invest in development projects 
that meet the goal to entice additional 
housing production in the Greater Dalton 
area.

▪ C o u l d  l e v e ra ge  t h e  p u b l i c  s e c t o r  
a b i l i t y  t o  b o r ro w  l o w - i n t e re s t  
m o n e y,  p o s s i b l y  i n  p a r t n e rs h i p  
w i t h  a  L o c a l  D e v e l o p m e nt  
A u t h o r i t y.

▪ C o u l d  b e  p a c ka g e d  w i t h  TA D  
i n c e n t i v e s  t o  c r e a t e  ro b u s t  
f i n a n c i n g  fo r  c a t a l y t i c  p ro j e c t s .

▪ C o u l d  e v o l v e  i n t o  o n - g o i n g  q u a s i -
g o v e r n m e n ta l  Public Purpose 
Development Company a l o n g  t h e  
l i n e s  o f  C h a t ta n o o ga ’s  R i v e r  C i t y  
C o m p a ny.

 R i v e r  C i t y  C o m p a ny  w a s  o r i g i n a l l y  
c a p i t a l i ze d  w i t h  $ 1 2  m i l l i o n  f ro m  
l o c a l  fo u n d a t i o n s  a n d  f i n a n c i a l  
i n s t i t u t i o n s  a n d  c o n t i n u e s  t o  h e l p  
t o  d e v e l o p  s p e c i f i c  r e a l  e s t a t e  
p ro j e c t s  i n  D o w n t o w n  
C h a t ta n o o ga .

 E xa m i n e  zo n i n g  r e g u l a t i o n s  t h a t  a l l o w  
fo r  s m a l l e r  l o t  s i ze s  a n d  a c c e s s o r y  
d w e l l i n g  u n i t s  i n  d e n s e r  a r e a s  o f  
D a l t o n  a n d  ke y  n o d e s  i n  t h e  c o u n t y.

 Wo r k  t o  i d e n t i f y  u n u s e d  
m a n u fa c t u r i n g  s i t e s  n e a r  t h e  c i t y  c o r e  
t h a t  m ay  b e  s u i t a b l e  fo r  
r e d e v e l o p m e nt .

 E n ga g e  a l l  l o c a l  u t i l i t y  e n t i t i e s  a s  
e c o n o m i c  d e v e l o p m e n t  p a r t n e rs  t o  
e x p l o re  av e n u e s  t o  l e s s e n  t h e  b u rd e n  
o f  i n f ra s t r u c t u re  c o s t s  a s  p a r t  o f  n e w  
h o u s i n g / m i xe d - u s e  d e v e l o p m e nt .

R ECOMMENDATIONS
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BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

 A c t i v at e  t h e  D a l t o n - W h i t f i e l d  L a n d  
B a n k  A u t h o r i t y  a n d  c r e a t e  a  
C o m m u n i t y  L a n d  Tr u s t  t o  w o r k  i n  
p a r t n e rs h i p  t o  h e l p  r e s i d e n t i a l  
p ro p e r t i e s  r e - e n t e r  a n d  r e m a i n  i n  t h e  
m a r ke t p l a c e .

▪ A community land trust is a nonprofit 
organization that acquires, retains, 
and manages scattered parcels of 
land on behalf of the community.

▪ A 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.

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

 I n i t i a t e  a  L o w - i n t e r e s t  Re h a b i l i ta t i o n  
F i n a n c i n g  P ro g ra m ,  p o s s i b l y  w i t h  b o n d -
f i n a n c e d  h o u s i n g  o p p o r t u n i t i e s ,  
i n c l u d i n g  h o m e  r e h a b i l i ta t i o n ,  t h ro u g h  
g ra n t s  a n d  l o a n s  t o  h o m e o w n e rs .

▪ Could be accomplished through a low -
interest revolving loan fund.

R ECOMMENDATIONS

Support 
renovation and 
rehabilitation 

of existing 
housing stock
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BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

 C r e a t e  o p p o r t u n i t y  fo r  “ r e n t e rs  b y  
c h o i c e ,”  w h o  a r e  o f t e n  y o u n g  
p ro fe s s i o n a l s  a n d  c o u p l e s  w i t h  
s p e n d i n g  p o w e r  t h a t  c o u l d  h e l p  g ro w  
D a l t o n ’s  e c o n o my.  

 C r e a t e  zo n i n g  r e g u l a t i o n s  t h a t  a l l o w  
h i g h e r - i n t e n s i t y  ( u p  t o  4 0  u n i t s  p e r  
a c r e )  m u l t i fa m i l y  a n d  m i xe d  u s e  
d e v e l o p m e n t  a l o n g  c o m m e r c i a l  
c o r r i d o rs  a n d  o t h e r  n o d e s  o u t s i d e  o f  
d o w n t o w n  D a l t o n ,  p a r t i c u l a r l y  
d o w n t o w n ,  t h e  C ro w n  M i l l  a r e a ,  a n d  
ke y  n o d e s  i n  t h e  c o u n t y.

 S t r e a m l i n e  t h e  e n t i t l e m e nt  p ro c e s s  
fo r  d e v e l o p m e n t  o f  h i g h l y - a m e n i t i ze d
a p a r t m e n t  d e v e l o p m e n t .  

 A c t i v at e  t h e  TA D  t o  a c t i v at e  h o u s i n g  
p ro d u c t i o n .

▪ Tax Allocation District #2 is intended to 
support infi l l  development along East 
Walnut Avenue, Walnut Square Mall, and 
other properties nearby. TAD #2 possess 
opportunities to help introduce residential 
uses in an area with declining retail  
feasibil ity.

R ECOMMENDATIONS

Encourage 
construction of 

new, high 
quality rental 
apartments
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BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

 H av i n g  a  v i b ra n t  d o w n t o w n  i s  a n  a s s e t  
a n d  c a t a l ys t  fo r  t h e  c o u n t y - w i d e  
h o u s i n g  m a r ke t  b e c a u s e  a  m a j o r i t y  o f  
f u t u r e  h o m e  b u y e rs  a n d  r e n t e rs  h av e  
a  s t a t e d  d e s i r e  fo r  d o w n t o w n  
a m e n i t i e s  n e a r b y,  e v e n  i f  t h e y  l i v e  
e l s e w h e r e .

 E n c o u ra ge  r e s i d e nt i a l  d e v e l o p m e nt  i n  
t h e  d o w n t o w n  c o r e .

 I n c e n t i v i ze  a d a p t i v e  r e u s e  o f  
a t t ra c t i v e  d o w n t o w n  b u i l d i n g s  
t h ro u g h  s t re a m l i n i n g  a p p ro va l  
p ro c e s s e s  a n d  a s s i s t a n c e  w i t h  
e x p l o r i n g  t h e  u s e  o f  h i s t o r i c  t a x  
c r e d i t s .

 U t i l i ze  c u r r e n t  a l l o c at e d  S P LO S T  
f u n d i n g  t o  i m p l e m e nt  t h e  “G r e e n  H a t  
P l a n ”  a s  o u t l i n e d  i n  t h e  U G A  
D o w n t o w n  M a s t e r  P l a n .

 Ta x  A l l o c at i o n  D i s t r i c t  # 1  i s  i n t e n d e d  
t o  s u p p o r t  i n d i v i d u a l  “c a t a l ys t ”  
a d a p t i ve  r e - u s e  a n d  i n f i l l  p ro j e c t s  
w i t h i n  D a l t o n ’s  C e n t ra l  B u s i n e s s  
D i s t r i c t .

 TA D  # 1  c o u l d  b e  a  s i g n i f i c a nt  
i n d u c e m e n t  t o  a s s i s t  i n  a t t ra c t i n g  
q u a l i f i e d  d e v e l o p e rs  fo r  d o w n t o w n  
p ro p e r t i e s .  

 T h e  av a i l a b i l i t y  o f  TA D  f i n a n c i n g  c a n  
b e  l e v e ra ge d  t o  e n a b l e  a  h i g h e r  
d e n s i t y,  q u a l i t y,  a n d / o r  v a l u e  o f  n e w  
c o n s t r u c t i o n  t h a n  w o u l d  o t h e r w i s e  b e  
p o s s i b l e  a b s e n t  o f  t h e  TA D.  

R ECOMMENDATIONS

Continue to 
invest in 

Downtown 
Dalton
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BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

Tax  A l locat ion D istr ict  (TAD)

 TA D  f u n d s  s h o u l d  b e  u s e d  s t ra t e g i c a l l y  t o  
l e v e ra g e  o t h e r  f u n d i n g  s o u r c e s  w h e r e  p o s s i b l e  
a n d  t o  i n c e n t i v i ze  p r i v a t e  i nv e s t m e n t s  i n  h o u s i n g .  

 T h e  i n t e n t  i s  t o  e m p l o y  TA D  p ro c e e d s  a s  av a i l a b l e  
a n d  n e c e s s a r y  t o  m a ke  s i t e  d e v e l o p m e n t  
f i n a n c i a l l y  fe a s i b l e  a n d  t o  a t t ra c t  t h e  t y p e s  o f  
e n d - u s e rs  t h a t  w o u l d  p o s i t i ve l y  i m p a c t  t h e  
r e d e v e l o p m e nt  a r e a ,  D a l t o n ,  a n d  t h e  r e g i o n a l  
e c o n o my.  

 TA D  p ro c e e d s  s h o u l d  b e  u s e d  t o  s u p p l e m e n t  
p r i v a t e  e q u i t y  a n d  d e b t  f i n a n c i n g  a n d  r e d u c e  
o v e ra l l  d e v e l o p m e n t  c o s t s  i n  o r d e r  t o  m a ke  
p ro p o s e d  p ro j e c t s  f i n a n c i a l l y  fe a s i b l e .  

 TA D  p ro c e e d s  s h o u l d  b e  a p p l i e d  t o  a d d r e s s  o n -
a n d  o f f - s i te  d e v e l o p m e n t  c o s t s ,  i n c l u d i n g  
d e m o l i t i o n  c o s t s  o r  o t h e r  i n t e r n a l  i n f ra s t r u c t u re ,  
a s  w e l l  a s  t o  h e l p  r e d u c e  b u i l d i n g  c o n s t r u c t i o n  
c o s t s  t o  l e v e l s  t h a t  c a n  b e  s u p p o r t e d  b y  
p r e v a i l i n g  m a r ke t  r e n t s .  

ADDITIONAL R ECOMMENDATIONS

Land Acquis i t ion Funds 

 L o c a l  g o v e r n m e n t  c a n  c r e a t e  a  l a n d  a c q u i s i t i o n  
f u n d s  u s i n g  r e s e r v e s ,  r e v e n u e  b o n d s ,  o r  o t h e r  
s o u rc e s  t o  s u p p o r t  h o u s i n g  d e v e l o p m e nt .  T h i s  
h a s  b e e n  a  g ro w i n g  t r e n d  i n  c i t i e s  a ro u n d  t h e  
n a t i o n .   

 T h e s e  f u n d s  c a n  b e  u s e d  t o  a c q u i r e  s i t e s  fo r  
f u t u r e  d e v e l o p m e n t  o f  h o u s i n g  o r  t o  a c q u i re  a n d  
p r e s e r ve  e x i s t i n g  a f fo rd a b l e  h o u s i n g  b e fo r e  l a n d  
a n d  p ro p e r t y  v a l u e s  i n c r e a s e .  

 D o i n g  t h i s  e n s u r e s  t h a t  t h e  e c o n o m i c s  o f  
d e v e l o p m e n t  d e a l s  w o r k  a n d  c o m m u n i t y  g o a l s  a r e  
a d d r e s s e d .  

S ing le Po int  o f  Accountabi l i ty

 E s t a b l i s h  a  s i n g l e  p o i n t  o f  a c c o u n ta b i l i t y,  
p o s s i b l y  c a r v e d  o u t  o f  a  c u r r e n t  p o s i t i o n ,  w h o  
h e l p s  t o  s e t  p r i o r i t i e s  a n d  c o o r d i n a t e s  w i t h  t h e  
e n t i t i e s  t h a t  i n f l u e n c e  p ro d u c t i o n  a n d  
p r e s e r vat i o n  o f   h o u s i n g  i n  t h e  D a l t o n  a r e a .

 T h i s  p o s i t i o n  w o u l d  h e l p  e s t a b l i s h  v i s i o n  fo r  
s t ra t e g i c  i nv e s t m e n t  a n d  c o o r d i n at e  h o u s i n g  
re s o u rc e s .  
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BELIEVE GREATER DALTON HOUSING STRATEGY
EXECUTIVE SUMMARY

Potent ia l  Areas  to  Consider  for  Ag gress ive Act ion to  Provide New Housing

ADDITIONAL R ECOMMENDATIONS

 North  By pass

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

▪ In 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. 

▪ Some combination of the 
undeveloped parcels in this 
area provide an opportunity 
for an innovative mixed-use 
development that can 
introduce new, as well  as 
conventional, housing 
typologies into the local 
marketplace.

 Downtown

▪ Identify “catalyst ” 
opportunities for innovative 
mixed-use/multifamily 
development that can 
introduce new housing into 
downtown on sites of greater 
than one acre in size.

▪ Publicly-owned properties 
provide opportunity to 
enhance quality development 
prospects through a public -
private partnership that could 
collaborate on an incentive 
package, l ikely with the use of 
TAD #1, to help a developer 
ensure the economics of the 
development and provide a 
“proof-of-concept ” by 
demonstrating the abil ity to 
achieve the elevated unit 
pricing necessary for new 
construction.  

 Mal l  Area  

▪ This area provides potential 
“catalyst ” opportunities for 
innovative mixed-use/mixed-
income development that can 
introduce new multifamily housing 
outside of downtown and within 
TAD #2.

▪ Because the retail  environment in 
this area is l ikely to never regain 
its former prominence, and 
because retail  uses are l ikely 
overbuilt, the public sector should 
be aggressive in seizing 
opportunities to “upzone” parcels 
in this area to allow for residential 
uses.

▪ It  is  l ikely that this area lacks 
sufficient demand for market -rate 
multifamily housing. However, the 
public sector can assert its land 
use and development incentive 
powers to accelerate residential 
development in the area.
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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 “Green Hat Plan” as outlined in the UGA 

Downtown Master Plan.

City of Dalton, Whitfield County, Community 

Partners

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

The recommended responsible party for each action corresponds with the most l ikely local entity, or entities, to 
bring about the action but other entities may play a role or take the lead.
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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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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 Georgia’s 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 lease‐purchase 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



 Bleakly Advisory Group, Inc.  is  an Atlanta, Georgia based market and 
economic consulting f irm
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www.bleaklyadvisory.com
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 A c c ura c y o f Re po r t : Eve r y r e a s o n a b l e e f fo r t h a s b e e n m a d e t o e n s u re t h a t t h e d ata d e ve l o p e d i n t h i s
a s s i g n m e nt r ef l e c t s t h e m o st a c c u rate a n d t i m e l y i n fo r m a t i o n p o s s i b l e a n d i s b e l i e ve d t o b e re l i a b l e .
T h i s c o n s u l t i n g a s s i g n m e n t i s b a s e d o n e s t i m a te s , a s s u m p t i o n s a n d o t h e r i n fo r m a t i o n d e ve l o p e d b y
B l e a k l y A d v i s o r y G ro u p ( “ B A G ” ) f ro m i t s i n d e p e n d e nt r e s e a rc h ef fo r t s , g e n e ra l i n d u s t r y k n o w l e d g e a n d
c o n s u l ta t i o n s w i t h t h e c l i e n t fo r t h i s a s s i g n m e nt a n d i t s re p r e s e nt a t i v e s . N o r e s p o n s i b i l i t y i s a s s u m e d
fo r i n a c c u ra c i e s i n r e p o r t i n g b y t h e c l i e n t , i t s a ge n t s o r r e p re s e n ta t i ve s o r a ny o t h e r d a ta s o u r c e u s e d
i n p re p a r i n g o r p re s e n t i n g t h i s s t u d y. T h e r e s e a rc h a n d re p o r t s i s b a s e d o n i n fo r m a t i o n t h a t i s c u r re n t
a s o f t h e d a t e o f t h e r e p o r t . B A G a s s u m e s n o r e s p o n s i b i l i t y to u p d a t e t h e i n fo r m a t i o n a f te r t h e d a t e o f
t h e r e p o r t . T h e re s e a rc h m ay c o nt a i n p ro s p e c t i ve f i n a n c i a l i n fo r m a t i o n , e s t i m at e s o r o p i n i o n s t h at
r e p re s e n t o u r v i e w o f r e a s o n a b l e ex p e c ta t i o n s at a p a r t i c u l a r p o i nt i n t i m e , b u t s u c h i n fo r m at i o n ,
e s t i m at e s o r o p i n i o n s a r e n o t o f fe re d a s a s s u ra n c e s t h a t a p a r t i c u l a r o u tc o m e w i l l o c c u r. A c t u a l re s u l t s
a c h i e ve d d u r i n g t h e p e r i o d c o v e re d b y o u r p ro s p e c t i ve a n a l ys i s m ay va r y f ro m t h o s e d e s c r i b e d o n o u r
r e s e a rc h a n d r e p o r t a n d va r i a t i o n s m ay b e m a te r i a l . T h e r efo r e , n o wa r ra n t y o r r e p re s e n ta t i o n i s m a d e
b y B A G t h a t a ny o f t h e p ro j e c te d va l u e s o r r e s u l t s c o n ta i n e d i n t h e w o r k p ro d u c t f ro m t h i s a s s i g n m e n t
w i l l a c t u a l l y b e a c h i e ve d .

 Usa ge o f Re po r t : T h i s r e s e a rc h p ro d u c t m ay n o t b e u s e d , i n w h o l e o r i n p a r t , i n a ny p u b l i c o f fe r i n g o f
s e c u r i t i e s o r o t h e r s i m i l a r p u r p o s e b y t h e c l i e n t w i t h o u t f i rs t o b ta i n i n g t h e p r i o r w r i t te n c o n s e n t o f
B A G .

www.bleaklyadvisory.com    404 -845-3550

TERMS AND CONDITIONS
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