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Report to the Cherokee County
Homeless Veteran Housing Summit
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Some General Statistics to Chew on:

Cherokee County

421 square land Miles

2000
Population 141903
Households 49,495
People Per Household 2.87
People per Sq mile 337

% Yearly Growth
Data Sources United States Census

Georgia Population

2010
214346

82,360
2.60
509
5.11%

9,712,209

https://opb.georgia. gov/census-data,/ population-projections

2020
266620

97,093
2.75
633
2.44%

10,912,876

2030 2040 2050

Population Change
% Change

Add| Housing Needed
New Homes Per year

Slow
Growth

2053
400000
133,380.00
50.03%
145,455
2.75

950

1.52%
48,502

1617

13,738,111

Potential
Growth

2053
550000
283,380.00
106.29%
200,000
2.75

1306
3.22%
103,047

3123




Cherokee County

For Comparison...
A Neighborhood the Size of Bridgemill Has 2820 Homes
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Month 2015
Jan 5195,000
Feb 196,975
Mar $192,000
Apr $213,000
May 212,500
Jun 5218,195
Jul 5211,000
Aug $204,250
Sep 194,500
Oct $190,500
Nov $210,000
Dec $205,000
Median '$203,577
% Change

Cherokee County Georgia Median Sales Price

2016
$209,000
195,000
5227,265
219,000
$229,000
223,000
223,000
$230,000
215,000
$220,000
5234,000
229,123

"$221,116 '$242,109 '$267,841 '$285,575 '$306,466 $366,100 $427,567 'S

8.62%

2017
§215,000
5231,500
$240,778
$250,000
$250,000
5250,625
250,000
5238,000
$234,450
245,000
$250,000
5249,350

9.49%

2018
$250,000
$253,528
$277,000
$263,000
5275,000
269,900
266,700
§277,000
$280,000
$268,160
$265,000
5268,800

10.63%

2019
5272,498
$267,000
5268,000
5285,500
5284,000
289,000
5305,000
5295,450
295,500
$280,000
5279,950
$305,000

6.62%

2020
$275,000
$285,000
292,645
$305,000
5289,452
309,990
5313,500
$315,000
$314,900
$324,950
$330,000
322,150

7.32%

2021
$325,000
$322,305
350,000
5348,000
$364,000
380,000
373,840
$367,750
$383,000
$399,450
$379,900
$359,950

19.46%

2022
5407,000
$391,155
$425,000
$430,000
451,000
5460,000
5435,000
5440,000
$435,000
$410,000
5421,653
425,000

16.79%

2023
$422,500
$412,500
$425,000
$455,000
$450,000
$460,000
5473,312
$450,500
$475,000
$455,000
$475,200
$435,000

5.03%

2024
$449,750
$450,000
$500,000
$494,000
5479,420
$499,450
$476,000
$480,000
$489,000
$462,700
$500,000
$485,000

2025
$497,950

"$449,084 '$480,443 '$497,950
6.98%

3.64%



Cherokee County Prices rose from $203,577 to $497,500 — That is 2.45 times

550000 For The Visuals

500000
450000
400000
350000
300000

250000

200000

While Median Household Income has risen from to $74,885 to $105,442 =

Only 1.41 times



Mls Status: Active (861)

Beds FB List Price Sales Price Square Footage
Min 70,000 -
Max 11 9 £6,700,000 - 20,010
Avg 4 3 £707,079 5 2,831
Median 4 2 4£556,000 - 2,386
Sum £608,794,797 -

Mls Status: Active Under Contract (65)

Beds FB List Price Sales Price Square Footage

Min 2 1 $£295,000 - 1,297

Max & 5 $6,750,000 - 7,994

Avg 4 3 $742,477 - 2,956

Median 4 3 $525,000 - 2,530
Sum $48,260,991 -

Mls Status: Pending (268)

Beds FB List Price Sales Price Square Footage
Min 1 1 £150,000 -
Max 7 6 $1,750,000 - 12,364
Avg 4 3 $573,256 - 2,682
Median 4 3 £499,600 - 2,448
Sum $153,632,542 -

Mls Status: Closed (183)

Beds FB List Price Sales Price Square Footage
Min 2 1 $100,000 $92,000
Max 8 7 $2,095,000 %1,999,000 9,000
Avg 4 3 $575,018 $561,429 2,667
Median 4 2 $515,000 $500,000 2,412
Sum $105,228,224 $102,741,556

Price/SQFT
£56.22
£1,305.48
$244.08
£227.88

Price/SQFT
$113.47
£1,880.22
$247.54
$212.13

Price/SQFT
£13.67
$905.80
$223.03
$212.42

Price/SQFT
£87.72
$362.72
$217.91
£209.66

DOM

2,346
76
49

DOM

465
&7
36

DOM

605
57
38

DOM

233
52
39

TDOM

2,346
103
74

TDOM

465
76
42

TDOM

605
74
55

TDOM

792
68
53

Cherokee County 2/3/25
Active Listings 861

Median LIST Price Is $556,000

737 Detached Homes + 124 Attached
Note: 90 Asking Over $1 million 11%
Only 11 Closed in January (it is always
lowest month) Plus 27 More are Under
Contract, Pending Closing.

Under $500,000 has Only 197 Homes
For sale

Under $400,000 Only 132 Homes
Under $300000 Only 23 Homes
Of those 23:

2 are modular homes

2 are Leasehold

9 are needing major work

6 are attached housing

4 are Move In Ready Houses




For Rent:

Detached SFR Homes
Available Active on Market 90
In January 2025 Rented 28

Attached Homes (TH/Condo)

Available Active on Market 58
In January 2025 Rented 11

Median Asking Price
Median Rental Price

Median Asking Price
Median Rental Price

$2,800
$2,475

$2,266
$1,995

Most landlords look for at least 3 to 1 income ratio —
So Tenants need About $81,500 a year in Combined Family Income to
Rent the Median Home

Aldphniaretita



 Principal and Interest $2,815 per month

Total Monthly Payment $3481

Source https://fred.stlouisted.org/series/MHIGA13057A052NCEN

What it takes to Buy a Home in Cherokee County

Assuming a $495,000 Sales Price with 10% Down payment ($49,500 down + Another roughly $8,500 for
other buying and borrowing expenses.) Borrowing $445,500 at a 6. 5% Interest rate and 30 year mortgage

o e AT

a i S
Taxes $425 per month ﬂ '. i i
HOA Dues $50 per month ? I :
Insurance $190 per month

In General, to Qualify with NO OTHER DEBTS and a 720+ Credit Score and a
required 35% Debt-to-Income-Ratio Means A Buyer needs to Earn $119,348
Yearly to Qualify for a $495k Home.

Note: Each $1,000 in debt = $30,000 more required income to Qualify



Lance Lambert &
@NewsLambert
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#NEW Goldman Sachs’ “U.S. economic analysts” team revises up its
multi-year outlook for U.S. home prices, as measured by Case-Shiller

+5.5% in 2024
+4.4% in 2025
+4.9% in 2026
+4.9% in 2027

Goldman Sachs

The US Economic and Financial Outl
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Increasing Income-Housing Gap
in America B8

A key pillar of the American dream—owning a home—is increasingly out of reach for
Americans as median house prices are now nearly 6x the median income in the country.

U.S. House Sales Price to Income Ratio 1984-2022

Current U.S. Dollars
$500K
Median
Sales Price
$433.1K

<+ Indicates a recession

Low interest rates, millennials
entering home-buying age, and
a supply shortage have driven
house prices through the roof.

$300K
: 5.8
Price-to-Income
Ratio
$200K Although houses were more

affordable in the 80s, steep
interest rates consumed nearly
half of household income

In the 2000s, loose lending
in mortgage payments.

practices caused ballooning
prices, a housing bubble, and
a subsequent crash, leading
to the 2008 recession.

878.2K
$74.6K
Median
$22.9K * Household Income
0
1985 1990 1995 2000 2005 2010 2015 2020 2025

Source: Federal Reserve Economic Data
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https://tinyurl.com/GoldmanSachsEst

There’s No One Magic Solution

I suspect there will be 20 or more pieces required to solve this puzzle.
Here are some thoughts:

« ADU’s will play a part (Congrats to Canton for having the first ADU
underway)

- Reserved “attainable” homes in new projects will play a part

« Higher density must inevitably play a part — Light Touch
Density (see Next Slides)

* Create workforce housing through less regulation/cost in
specific areas to build attainable homes.

 Community land trusts of long-term leases.

Down payment assistance (see Next Next Slides)

Education of Home Owning Boomers to assist their children in buying will play a part

Allowing for less cost of regulation — Prefabbed homes. (Clayton Built)

The one thing we know won’t work — keep everything as it is.



I first Heard the Term at the Recent
Council for Quality Growth
Intersection Meeting

« By implementing LTD (Light Touch Density) across the country, an estimated 930,000 additional
housing units could be created annually (depending on the maximum allowed density) over the
next 30 to 40 years. This moderate density increase would expand the construction of more naturally
affordable and inclusionary housing, thereby keeping home prices more aligned with incomes and keeping

housing displacement pressures low.

« Houston is an example of how a city can experience rapid population and wage growth and not sacrifice
affordability. In 1998, mid-tier home prices nationally and for the Houston metro were the same, while Los
Angeles' metro's homes were 76% above the national level. Houston implemented a LTD law
authorizing much smaller lots in 1998. By 2023, homes in the Houston metro area were 13% below the
national level, while Los Angeles' had risen to 160 % above the national level. This WORKS.

Sources: https://tinyurl.com/LTDCherokee. & https://www.aei.org/light-touch-density/ &
https://americas.uli.org/attainable-housing/



https://tinyurl.com/LTDCherokee
https://www.aei.org/light-touch-density/
https://americas.uli.org/attainable-housing/
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http://www.microlifeinstitute.org/cottages

Programs from the Government to assist “Vital
Workers” & First Time Buyers

 Cherokee City Currently offers $12,500 in down payment assistance which could
be used to lower the interest rate — currently at 6-7%, that $12,500 could buy the
rate down to 5-5.5%. This would lower their P&I payment on a $300,000

mortgage from about $1800 to about $1600.... or allow them to buy a home for
about $335,000 with the same payment.

« Requiring Builders to set aside some housing as attainable.

» Copy the Habitat for Humanity model

* Bonds and or subsidies to allow for families to borrow more cheaply and or
actually get Section 8 (Housing Choice Voucher) support



VA Programs

* $0 Down Payment
» Still need to qualify

* A $400,000 house would have a principal and interest
payment of $2,529. With taxes insurance HOA - $3,200

* Debt to Income is 41% - Need about $6,200 a month in
Income (2 veterans, 3 veterans?)

* Need 650 or above credit scores.



Leaders, Educators & Advocates

CAOR members serve our communities,
protect private property rights, & elevate
our profession.

Mike.Stott@mac.com

CACR

CHEROKEE ASSOCIATION
O F R EALTOTR S
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