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August 1, 2019
Real Estate Market Analysis for the West End Livable Centers Initiative (LCI) and
Atlanta Beltline Subarea 1 Master Plan

INTRODUCTION

This report details the commercial real estate market activity within the West End neighborhood of
the City of Atlanta. This report will address the needs in the Atlanta Beltline’s Subarea 1 study area
and the West End Livable Communities Initiative (LCI) boundaries. This report will detail the market
fundamentals and trends in the: (1) retail market, (2) flex/R&D market, (3) multifamily market, (4)
office market and (5) industrial market. RKG Associates analyzed these real estate segments using
varies data sources, real estate reports, and interviews with real estate professionals to provide an
understanding of the current and future potential of these property types.
A.

Data Sources

This report used multiple data sources to gather the information needed to thoroughly analyze the
Atlanta Metropolitan Area, Atlanta submarkets, and the West End. These included the following:
• ESRI is a nationally recognized provider of demographic and economic data for a variety
of geographic levels. Their estimates are based upon data produced by the U.S. Census
Bureau.
• EMSI is a leading provider labor market data for detailed geographic regions including
zip codes.
• REIS is a top provider of commercial real estate market information for metropolitan areas
around the United States.
• 2018 Fulton County Assessment includes data for amount of square footage and year built
of commercial properties
• Berkadia is a provider of commercial real estate data for various markets around the United
States
• Zillow is a real estate and rental marketplace dedicated to empowering consumers with
data, inspiration, and knowledge around the place they call home
• LoopNet is an online real estate marketplace that connects tenants and investors to
commercial real estate available for sale and lease
• Newmark Frank & Knight is a global commercial real estate advisory firm that produces
research reports on major markets around the United States
• CBRE is the world’s largest global commercial real estate advisory firm that regularly
produces research reports for multiple property types

Economic
Planning
and
Real Estate
Consultants

Also, this report includes input from multiple real estate brokers that serve various property types
within the West End. The data-gathering portion of this report was conducted in July 2019. As many
of these data sources are updated constantly, it is important to understand that this is just a snapshot
in time.
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B.

•

Methodology

This report analyzed first the Metro Atlanta real estate markets for each property type. Next, using
REIS data, this report analyzed the submarket that the West End aligns itself with for each of the
main property types. Finally, using multiple data sources, this report explains the current situation
for each of these property types and how they relate to the West End.

II.

SUMMARY OF KEY MARKET FINDINGS

A.

Retail Market

The remainder of the memorandum provides a more detailed analysis of each property type.

The West End has many both local and national retailers within the study area that give consumers
a dynamic retail experience.
•
•
•

B.

The South Atlanta retail submarket that the West End neighborhood tracks most closely with
has not seen new retail real estate square footage since 2015. Though it is a small retail
market, it has outperformed the metro from a vacancy perspective for over ten years.
Developments like the Beltline opening in 2017 and Lee+White, have allowed for residents
from all over the metro area to discover the West End.
Through leakage analysis, it has been shown that the West End has a significant surplus in
many retail major categories. Many members of the community hope for more
neighborhood-centric retail businesses to open, such as a coffeeshop.
Flex/R&D Market

The West End Flex/R&D space has seen demand increase over the past 2-3 years as businesses see
it as a viable option for their flex business operations.
•
•

C.

As the single-family housing market in the study area has seen significant sale price
appreciation over the past decade, this has slightly started to move into the multifamily
space. As vacancy rates have decreased and rental prices have increased, this show signs
of strong demand in the area, especially closest to the West End MARTA Station. The
demand is expected to increase as people continue to discover the West End as an option
to avoid premium rental pricing in other Atlanta communities surrounding Downtown Atlanta.
In the West End, this type of multifamily development is most suitable around the West End
MARTA Station.

The South Atlanta Flex submarket that the West End neighborhood tracks most closely with
has not seen new Flex/R&D inventory since 2010. Asking rental rates have increased every
year since 2014, and currently average $5.72 per Square Feet (SF).
Within the study area, no flex or light industrial space has been built this decade. A
significant investment in The MET, a large flex/industrial space in the Northeast corner of
the study area, has the opportunity to be a destination for makers from across the region.
The West End’s ability to be both affordable and convenient to both Downtown Atlanta and
Midtown Atlanta have allowed it to gain interest from both occupants and investors.

III.

STUDY AREA BOUNDARIES

A.

Atlanta Beltline Subarea 1

The Atlanta Beltline’s Subarea 1, shaded in purple on Map 1, encompasses everything from the Mall
at West End south down to the Oakland MARTA Station. It also includes everything west until the
Westview Cemetery. Subarea 1 also consists of The MET development and extends to Rosa Burney
Park. The northern border of this geographic boundary is 1-20.
B.

Livable Communities Initiative

The Livable Communities Initiative (LCI) boundaries are slightly different. Map 1 shows the grey
outline of the LCI. The LCI covers land west of the from The MET development until the beltline to
the east. The LCI includes land south of I-20 until the Atlanta Beltline. The boundary also encompasses
Beecher Street SW and Cascade Ave SW in the southwestern corner.
C.

Development Nodes

As shown in Map 1, the study area is divided into nine nodes where a majority of commercial real
estate activity happens within both boundaries. This is especially important from a retail viewpoint.
This report will reference both geographic boundaries as either the “West End” or the “study area.”

Multifamily Housing Market

West End has a small but growing apartment market, due to its centralized location and
affordability.
•

•

West End

The South Fulton submarket that the West End neighborhood tracks most closely with has
one of the cheapest multifamily asking rents in the entire Atlanta metro. Since the end of the
Great Recession, this submarket continually lowered its vacancy rate, which now stands
slightly below the Atlanta metro average.
Lack of investment within the area over multiple decades has allowed for a lower quality
housing stock and lower rental rates compared to the rest of the metro. In recent years, the
explosive growth of the new multifamily developments in Metro Atlanta has not generated
a similar level of development within the study area.

2

3

LCI Plan Update - Appendix

Real Estate Market Analysis
West End LCI and Atlanta Beltline Subarea1
August 2019
Page 5

Real Estate Market Analysis
West End LCI and Atlanta Beltline Subarea1
August 2019
Page 4

IV.

RETAIL MARKET

RKG obtained data on retail market trends for the 2011-2019 period from REIS, a leading provider
of commercial real estate market information. The market study area consists of one retail submarket
defined by REIS (Map 2), called South Atlanta/Airport/1-85 South. The West End retail market
historically tracks closely to the South Atlanta/Airport/1-85 South submarket.
A.

Retail Inventory Trends

The Atlanta metro area has 83.5
million SF of investment level retail
space within its borders. The South
Atlanta submarket is the second
smallest retail in the metro area,
totaling just over 4.3 million SF.
According to REIS, since 2009 this
submarket has added only 432,000
SF of retail space. Additionally, no
neighborhood or community shopping
centers have been completed in this
submarket since 2014.
B.

Map 2- South Atlanta Retail Submarket

South Atlanta
Submarket

West End Retail Nodes

The major retail nodes, as referenced
in Map 1, within include:
•
•

Map 1- LCI/Subarea 1/Development Nodes

•

West End

Source: REIS, RKG Associates, Inc. 2019

The Kroger Area node is at
the intersection of Donnelly and Cascade Ave, has many retail options including a Dollar
Tree, AutoZone, Dunkin, and many other national food retailers.
The West End node services a large amount of both local and national businesses. These
include Footlocker, multiple hair salons, Big Bear Foods, Family Dollar, Wells Fargo Bank,
and Taco Bell.
The Lee/Beltline node, situated on the Beltline, has recently become a retail destination for
food and beverage. This has allowed residents outside of the West End to discover it.

As shown on Map 3 below, West End residents have a wide range of retail choices both within the
study areas and directly outside of it.
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Table 1 details the large shopping centers and big box stores that surround the study area by
square footage and anchors.
Table 1
Large Retail Centers Outside Study Area
West End Atlanta (2019)
Name

Address

SF

Anchor

Gordon Plaza
Cascade Crossing

2460 MLK Jr. Drive SW
1105 Research Center Dr. SW

20,158
300,000

N/A
Walmart/Publix/Kroger

Crossroads Shopping Center

2091 Metropolitan Pwy

53,528

Family Dollar

Washington Plaza
Virginia Station Shopping Center
Campbellton Plaza Shopping Center
Westside Village

3100 Washington Rd
1640 Virginia Ave
2044 Campbellton Rd SW
835 MLK Jr. Drive NW

57,690
45,000
137,880
325,000

Piggly Wiggly
Family Dollar
Super Giant
Walmart

West Ridge Shopping Center

3050 MLK Jr. Drive SW

152,857

Wayfield Foods

Source: LoopNet, RKG Associates, Inc. 2019

According to the 2018 Fulton County Property Assessment, 25,373 SF of retail has been built within
the study area since 2009. These new retail properties have been mainly occupied by national value
brands such as McDonalds and Subway.
C.

As shown in Figure 1, the Metro Atlanta
Figure 1
retail vacancy rate is currently 11.5%,
with South Atlanta’s vacancy rate in
2019 at 8.1%. Vacancy rate as defined
by REIS, is the amount of available space
expressed as a percentage of total
inventory. The vacancy rate for this
submarket has been below the metro
average since 2006. Also, the submarket
has stabilized its vacancy rate since
reaching 10.5% in 2014, which
coincided with the last major new
construction of 172,000 SF of retail
space. Net absorption is defined as the
Source: REIS, RKG Associates, Inc.
net change in occupied space during an
2019
applicable time period. Within the South Atlanta submarket, net absorption has averaged (-)27,000
over the past four quarters.

Map 3
Large Retail Centers Southwest Atlanta (2019)

West End

Vacancy Rate and Net Absorption Trends

Anecdotally within the West End, brokers interviewed for this report, mentioned retail properties
remaining vacant for extended periods of time as owners wait for premium terms from potential
tenants or buyers. As referenced in Table 2, currently 35,138 SF of vacant space is being marketed
on LoopNet, of which 67.3% percentage is in the Lee+White space. The brokers representing
Lee+White mentioned they have experienced high interest in the space and look to lease to tenants
that will compliment existing businesses there.
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D.

Map 4 - Retail Market Trade Areas

Retail Lease Trends

Asking rental rates are defined as the rental rate before considering any rent concessions or
incentives. The Atlanta Metro area has seen average asking rents for retail spaces increase every
year since 2012, currently averaging $19.41 per SF. The South Atlanta submarket, according to
REIS, is the cheapest submarket within the metro area averaging an asking rental rate of $12.66
per SF.
As referenced in Table 2,
Table 2
currently the West End has
Retail Leasing Activity
three retail properties
Atlanta West End, Fulton County, GA (2019)
available for lease. Rental
Name
Address
SF
Rent/SF
prices are advertised as
Lee+White
1038 White St SW
23,682 $16.00
being between $16.001382 Ralph David Abernathy
1382 Ralph David Abernathy 4,913 $19.00
$19.00 per SF. The two
587 Cascade Ave SW
587 Cascade Ave SW
6543 $19.00
properties leasing for
Source: LoopNet, RKG Associates, Inc. 2019
$19.00 per SF have
proximity to both the Atlanta Beltline and Kroger. Speaking with brokers, they mentioned that though
the residential market has outperformed the retail leasing market, they have seen a steady increase
in lease pricing over the past 2 to 3 years.
E.

Retail Sales Leakage/Surplus Analysis

Retail development opportunity analysis involves understanding both retail demand and supply in
a given area. The demand side identifies the consumption habits of households within a given study
area. The supply side identifies the current retail offerings within that same study area. The analysis
then evaluates the level of retail goods and services currently being offered in the same area and
to what level local retailers are capturing the local demand. When local household demand
(expressed as annual dollars spent for different retail categories) exceeds the amount of retail sales
captured by local establishments, it is assumed that a portion of local household demand has
“leaked” outside the local market to other shopping locations. To some extent, sales leakage will
almost always occur and cannot be reduced to zero as many people shop where they work or make
retail purchases on-line or in other locations out of convenience. However, as the number of local
stores expands, it is possible to recapture a percentage of sales leakage. In contrast, an area has
a “sales surplus” when captured sales (supply) exceed local demand. This indicates that the area
has a cluster or concentration of businesses, which attracts consumers from outside the area as it
becomes known for a specific niche or for having a wide variety of shops to choose from. Areas with
certain types of attractions such as tourism destinations often tend to have sales surplus in certain
retail categories.

As displayed in Table 3, the West End
when looking at all three driving times
has a surplus in many large retail
categories. Retail categories with the
most substantial surpluses include Food
& Beverage Stores, Clothing &
Clothing Accessories Stores, and Food
Services and Drinking establishments.
Particularly, when looking at the 5minute driving time, we see an 822%
increase in the surplus in Food
Beverage Stores likely due to the
large grocery stores just north of the
study area. This grocery store has
centered itself to have the ability to
attract both West End residents and
residents from communities north of I20. Additionally, Clothing Stores are
likely well served by the Mall at West
End. Food Services and Drinking in the Source: ESRI, RKG Associates, Inc. 2019
3-minute drive time have a large surplus due to the influx of large restaurant chains and new
offerings like Lee+White.
Though many of the categories within the retail gap/surplus analysis are surpluses, the West End
does have some retail leakages in certain categories. These categories including Motor Vehicles,
Building Materials, Sports Goods, Hobby, Book & Music Stores, and Electronic & Appliance Stores.
All of these categories show retail leakage in all three driving times, showing potential for these
types of businesses to have the ability to attract consumers from the West End and neighboring
communities. Also, the General Merchandise category has a 15-million-dollar gap when in the 7minute driving range.
The second piece of this table quantifies how much square footage could be supported based the
amount of leakage in a given driving area. For example, based on conservative estimates an
additional 2,556 SF of retail space could be dedicated to motor vehicle bus property in the 3minute driving range. Additionally, due to the retail leakage being so significant in the 7-minute
driving range, a 28,142 SF motor vehicle property could be supported in this area

As shown on Map 4, this market leakage/gap analysis focuses on driving times with a range of 35-7 minutes from the center of the study areas. The 3-minute driving time (shaded in orange) area
allows for insight into the core of the study area including the Kroger Area and Lee/Beltline nodes.
The 5- minute driving time (shaded in green) provides an understanding of the retail market for the
entire study area and neighboring communities that have significant retail options. Lastly, the 7minute driving time (shaded in purple) provides retail data from parts of Downtown Atlanta and
multiple retail districts.

West End
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F.

Retail Development

The West End has experienced new retail options as new food and beverage options have moved
into the area. In addition, almost all new retail ground up development (approximately 19,500
square feet) in the West End over the past ten years has been by occupied by national chains.
Speaking with multiple brokers within the area, they believed that this area needed more
coffeeshops, fitness studios, and other neighborhood-centric retail.
The Mall at West End has historically been a fixture in the community as a place for West End
residents to shop and meet others. In recent years, as the economics of shopping malls has changed,
the Mall at West End has declined both economically and as community gathering space. In 2019,
an investment group spearheaded by Donray Von and Ryan Gravel proposed a new plan to
redevelop the mall. Their project, though only proposed, includes a $300 million mixed-use plan
with offices, hotels, residential, restaurants, and retail. The team hopes to attract retailers from within
the West End neighborhood while also bringing in a mix of retail from both local and national chains.
Von and Gravel have also proposed the residential sections be reserved for 20 to 30 percent
affordable housing. The redevelopment plan also includes a $10 to $15 million fund to help West
End residents who own businesses. The Mall at West End is included in an Opportunity Zone. An
opportunity zone is an economically distressed community where new investments, under certain
conditions, may be eligible for preferential tax treatment. At the time of this report, no timeline or
detailed plans have been announced to the public.
G.

Retail Market Summary

Over the past ten years, the South Atlanta retail market has experienced small amounts of new
inventory, a stable vacancy rate, and maintained its affordability compared to other submarkets.
Though the West End does not have significant leakage, real estate professionals believe the area
has potential for more neighborhood retail to move into the area. Lee+White has allowed for
consumers from all over the metro to discover the West End. Development has slowed due to many
landlords asking for premium rents from potential occupants.

V.

Flex/R&D is defined as an industrial
building with a minimum total office
percentage of 25% and consisting
of either Warehouse/Distribution
and/or specialty industrial space;
such as Research and Development
and High-Tech space. RKG obtained
data on the Flex/R&D market trends
for the 2010-2019 period from
REIS, a leading provider of
commercial real estate market
information. The South Atlanta
Flex/RD submarket was used to help
provide a high-level analysis of this
property type. This submarket was
chosen instead of Central Atlanta
because it tracks economically closer
to the West End.

Table 3

West End

FLEX/R&D MARKET

10

Map 4-South Atlanta Flex/R&D Submarket

South Atlanta
Submarket

Source: REIS, RKG Associates, Inc. 2019
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A.

Flex/R&D Inventory Trend

Currently, the Metro Atlanta area has over 50 million SF of Flex/R&D space. Over the past ten
years, Metro Atlanta has only added 300,000 SF of Flex/R&D space. Within the South Atlanta
submarket, there is 3.7 million SF of Flex/R&D space. The South Atlanta submarket has not added
any inventory over the past ten years. This submarket represents 7.5% of all inventory within the
metro area.
Within the West End, according to the Fulton County Assessment in 2018, there was 294,000 SF of
real estate that was labeled Research & Development, Mini Warehouse, Office Warehouse, or
Retail Warehouse. This square footage was all built before 2010. As shown in Table 4, the West
End has three properties available for lease as of July 2019.
The largest square footage
4
available is at The MET (675 Table
Flex Leasing Activity
Atlanta West End, Fulton County, GA (2019)
Metropolitan Parkway), which is
Address
SF
Lease Terms Rent/SF
currently marketing 200,000+ SF of Name
The Railyard
448
Ralph
David
Abrnathy
6,000
Blvd
Modified Gross$11.00
flex space. Significant investment
566 Wells Street
566 Wells Street
51,832
Negotiable Upon Request
has been made to this property to
The MET
675 Metropolitian Pky 200,000+Negotiable Negotiable
allow it to be a destination for
makers. This property is being Source: LoopNet, RKG Associates, Inc. 2019
leased up after previously existing tenants left earlier after the most recent sale of this property.
West End flex/industrial brokers spoken to for this report mentioned that there is a significant
shortage of flex space for occupants needing 1,000 to 2,000 SF. They also mentioned that the
metro area has a lack of quality flex space.
B.

Vacancy Rate and Net Absorption Trends

The Metro Atlanta currently has an 11.3% vacancy rate for Flex/R&D space, which amounts to 5.7
million SF of vacant space. Within the South
Figure 2
Atlanta submarket, the vacancy rate as of
Q1 2019 was 11%. Historically, since 2010
the submarket has averaged a vacancy rate
of 15.5%, peaking in 2010 at 19%. Since
Q3 2017, vacancy has not risen above
12.5%, displaying a stable leasing market.
As referenced by Figure 2, net absorption
within the submarket has increased over
from 2015 to 2018 on average by a (+)
75,750 SF. 2019 is projected to be the first
year since 2014 to have negative net
absorption. This is a metro wide trend as a
large amount of square footage is expected
Source: REIS, RKG Associates, Inc. 2019
to be put back onto the market.
Speaking to brokers within the study area, the vacancy rate is low, with most vacancies happening
due to landlords be more selective with the types of tenants that occupy their properties. These
brokers said large amount of demand is coming from furniture showrooms that are being priced out
of other Atlanta submarkets.
C.

West End

Flex/R&D Leasing Trends
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Within the Atlanta Metro area average asking rents have increased every quarter since 2014,
going from $6.08 per SF in Q1 2015 to $6.75 per SF in Q1 2019. As shown in Figure 2, The South
Atlanta submarket has followed a similar trend, increasing rents since 2014, with expectations of a
3.6% price increase by the end of 2019. Compared to the other Flex/R&D submarkets, South
Atlanta ranks the third cheapest-submarket from an asking rent perspective.
Speaking to Flex space brokers in the West End, they mentioned affordability and proximity to
Downtown Atlanta as the main drivers for prospective tenants. Brokers also said that they have seen
significant rental rate growth over the past 3-4 years. One broker commented that a foot of space
in 2014 was $3.00, and now has become closer to $12.00-$13.00 per SF. Brokers did mention
that though the area’s residential sector has outperformed the Flex/R&D, they have gained more
institutional level investment interest within the last year.
D.

Flex/R&D Market Summary

Atlanta has not seen significant investment in new Flex/R&D product over the past ten years. The
South Atlanta submarket has not seen new development since 2010. The South Atlanta has the 3rd
cheapest submarket asking rent rate at $5.58. West End’s Flex/R&D main advantage compared to
other neighborhoods is the combination convenience and affordability it maintains compared to
neighboring communities. This has allowed the area to become more in demand from Flex/R&D
occupants around the metro.

VI.

MULTI-FAMILY RESIDENTIAL MARKET

RKG obtained data on apartment
market trends for the 2011-2019
period from REIS, a leading
provider of commercial real estate
market information. The market
study area consists of one apartment
submarket defined by REIS (Map 5),
called South Fulton. The West End
multifamily market historically tracks
closely to the South Fulton
submarket. In the West End,
according to City-Data.com, 64% of
the population are renters.
A.

Map 5 - South Fulton Multifamily Submarket

West End

South Fulton
Submarket

Apartment Inventory Trend

Source: REIS, RKG Associates, Inc., 2019
The Atlanta metro area has
experienced significant multifamily
real estate growth over the past five years. Since 2014, over 50,000 units have been completed
giving the metro area 416,816 multifamily units. South Fulton represents 8.4% of the total
multifamily inventory of the Metro Atlanta region. In the South Fulton submarket, between 20122016 no new inventory was completed in the market. Since then 1,095 units were completed
between 2016 and 2017. At the end of this 2019, 463 units will be added to the submarket’s
inventory, which will give the submarket 35,021total units (214 buildings).

In the study area, according to Fulton County assessment data, there has not been an apartment
built since 2011. The assessment data did not include the most recent multifamily development, the
Gateway Capitol View, completed in late 2018. Between the years of 2000-2009, almost 800,000
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SF of multifamily development was created. This included a 200-unit condo development at 898
Oak Street SW built in 2006. Furthermore, Table 5 below shows the recently completed or proposed
multifamily developments within the study area. In total, 598 units are planned, under construction,
or completed around the West End. It should be noted that significant multifamily new development
surrounds the study area, especially to the north.
Table 5
Multifamily Development
Atlanta West End, Fulton County, GA (2019)
Location

Address

Status

Type

Gateway Capitol View

1374 Murphy Ave SW

Completed

Senior Affordable Housing

Morehouse School of Medicine

Lee Street

Atlanta Land Trust

1091 Tucker Avenue

Under Construction Student Housing
Planned
Modular Affordable Housing

Adair Court
Ashley Scholar's Landing

806 Murphy Avenue SW
Under Construction Affordable Housing
669 Atlanta Student Movement Blvd Planned
Affordable Housing

# Units
162
187
23
91
135

Source: LoopNet, RKG Associates, Inc. 2019

B.

Vacancy Rate and Net Absorption Trends

from $916 in 2018 to $947 in 2019 (3.3% increase). This submarket ranks the second cheapest
from an asking rent perspective, as the metro average currently stands at $1,266. Multifamily units
within the submarket built post-2009 command the highest asking rent at $1,557. Asking rents for
the inventory that is considered Class A averages $1,233, whereas prospective tenants looking for
Class B/C units can expect to see asking rents to average $776.
According to Zillow, the median rental housing for the West End neighborhood as of July 2019 was
$1,376 ($0.90 rent estimate per SF). The median rent, based on Zillow’s data, experienced an
increase of 14.8% year over year. Even with this sizable increase, the West End is still considered
one of the cheaper neighborhoods in Atlanta.
One multifamily operator that was interviewed reported that a one-bedroom unit that was directly
next to the West End MARTA Station was leasing for $1,070, and two bedrooms leased between
$1,300-$1,400. This operator noted that she has seen rental rates continue to rise since the opening
of the Beltline in 2017. Both operators were very confident that demand and their pricing power
would continue. Operators believe that if the West End maintains affordability compared to
Downtown Atlanta and Midtown West, they will be an attractive option for prospective tenants who
work in those areas

As shown in Figure 3, between 2011 and 2019, the vacancy rate in the South Fulton submarket
dropped substantially from 12.9% 4.9%. In 2011, the vacancy rate was five percentage points
above the metro average. In 2019 this submarket outperforms the metro average from a vacancy
rate perspective by .02 percentage points. According to REIS, the submarket does not seem to have
any significant differentiation between vacancy for older or newer multifamily properties.
Additionally, at the end of 2019, this
Figure 3
submarket will see a positive absorption
of 268 units.

All multifamily operators mentioned that they have an equal mix of residents from both the West
End neighborhood and residents moving in from outside of the neighborhood. Also, it was mentioned
that the West End multifamily market houses significant student populations due to its proximity of
Clark University, Morris Brown College, Spelman College, and Morehouse College. Because of the
large student population in the area, these rental rates could slightly differ from other Atlanta Metro
areas due to students typically sharing bedrooms with more than one person.

Class A apartments are considered best
in the market, with above average
design and achieve the highest rents.
Class B apartments tend to be in good to
average condition and command
average rents within a market. Class C
apartments usually are in average
condition and have below average rents
within a market. Within the submarket,
Class A apartment units outpace Class
B/C apartment units by two percentage
points (3.0% compared to 5.0%).

In the South Fulton submarkets, two-bedroom units represent the largest market share (54%),
followed by 1-bedroom units (28%), then three-bedrooms (15%), and lastly studios (2.0%). In the
submarket, the average asking rent of studios has been growing the fastest, followed by 1-bedroom
units. This may indicate greater market demand from smaller households (i.e., single persons, single
parent households, and seniors).

Source: REIS, RKG Associates, Inc.
2019

Three multifamily operators located close to the MARTA Station reported in July 2019 that they
were running at 100% occupancy. They attributed this demand in the West End to continued demand
from people rediscovering the neighborhood. Several interviewees mentioned that convenience and
affordability of the West End as the most attractive attributes of the study area.
C.

Multifamily Leasing Trends

Since 2013 rent in both the metro and submarket have experienced significant growth. According
to a RealPage July 2019 report, Atlanta’s apartment market ranked 3rd in rent growth nationally
increasing by 4.7% in Q2 2019. Average asking rents in the South Fulton submarket have increased

West End
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D.

Unit Mix and Different Market Performances Trends

E.
Multifamily Residential Market Trends Summary
As Atlanta continues to see a continued rise in the population of young working professionals, it will
remain an attractive multifamily investment destination. The South Fulton submarket will continue to
grow inventory over the beginning of next decade. With the new inventory coming into the market,
the submarket may experience a slight increase in vacancy. Even with this slight rise in vacancy,
multifamily operators will still have the power to raise asking rents over in the short term.
If the West End maintains its affordability compared to neighboring communities, it should expect
demand to increase in the coming years. Demand for space within the neighborhood has seen
continued to rise over the last 2-3 years. With these factors, coupled with the large and growing
student population, the West End should look for suitable land for potential multifamily development
that allows for increased density. Property at or near the West End MARTA Station will remain
attractive to students and professionals looking to use public transit as their dominant mode of
transportation.

VII.

OFFICE MARKET

A.

Office Market Overview
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The Atlanta office market has experienced positive rent growth since the end of the Great Recession.
The overall Central Business District (CBD) vacancy rate is currently 15.3%, with Downtown Atlanta
at 17.2%. The average asking rent rate currently for the CBD is $27.03 per SF. According to
Newmark Knight Frank, South Atlanta/Airport has the highest vacancy of any submarket at 23.5%.
A recent trend in office development in Metro Atlanta is to build inventory around the Beltline.
According to CBRE, the average office asking rents near or on the Beltline have increased by 70%.
Within the study area, office does not play a significant role in the real estate market. According to
the economic and labor data provider, EMCI, the 30310-zip code supports 3,487 office related
jobs. Most of these jobs include workers from federal, state, and local governments. Two coworking
developments have just opened in the study area, Switch Yards (691 West Whitehall SW) and The
Code at Pearl Suites (825 Beecher St SW).
Table 6

The current office leasing
activity for the study area,
according to LoopNet, is
displayed in Table 6. Office
asking rents in the study area
range $17.00-$19.00 per SF.
The Murphy is a planned
“creative office” adaptive reuse building on Murphy Ave. As of July 2019, the study area has no
office space for sale.

VIII.

INDUSTRIAL MARKET

A.

Industrial Overview

The Atlanta industrial market has experienced an increasing amount of space built over the past
three years. In 2018, the metro added 15 million SF of industrial space. The overall industrial
vacancy rate for the metro is currently 7%, with South Atlanta at 8.7%. The average asking rent
rate currently in South Atlanta is $3.98 per SF. The Atlanta metro area has a significant development
pipeline with 34 industrial properties expected to be completed in the metro area; these projects
average of 500,000 SF. Twenty of those projects are in the South Atlanta submarket.
Within the study area, industrial real estate does not play a significant role in the overall West End
real estate market. Using the economic and labor data provider, EMCI, it is estimated that 786 jobs
are a part of the industrial sector in the 30310-zip code. This includes jobs in both construction and
manufacturing. The current leasing activity for the study area, according to LoopNet, is displayed
in Table 7 The Lee+White building is marketing a significant amount of industrial square footage,
according to LoopNet, at $16.00 per SF. Speaking to real estate brokers familiar with the space,
they mentioned that they could have had this space close to 100% leased. But instead they
preferred to find the right complementary mix of retail, office, and industrial occupants.
Table 7

Industrial Leasing Activity
Atlanta West End, Fulton County, GA (2019)

The West End has never served as a traditional office real estate market for the Atlanta metro
area. In the past 18 months, the area has experienced an influx of co-working and creative office
space opened or proposed.

Name
1200 White Street
Lee+White
Lee+White

Address
SF
Lease Terms
Rent/SF
1200 White Street
212,500 Negotiable Upon Request
929 Lee Street SW
112,710
NNN
$16.00
1020 White Street SW 14,600
NNN
$16.00

Lee+White

1000 White Street SW

693 Humphries St SW 693 Humphries St SW

93,202

NNN

$16.00

27,500

NNN

$6.00

Source: LoopNet, RKG Associates, Inc. 2019

IX.

Development Map

Map 6 was created to give reference to many of the large development that have happened or
proposed to happen in the greater West End neighborhood.
As shown on the map, the largest developments are occurring on the eastern side of the study area.
Additionally, these major developments are all near the West End or Oakland City MARTA Stations.
Real estate professionals interviewed for this report repeatedly called for more density in the West
End surrounding these MARTA Stations. Also, the map shows that the West End is attracting investment
from multiple property types showing the potential infancy of a live-work-play neighborhood. Also,
many of these developments are developments including The Murphy and Lee+White are situated
near the Atlanta Beltline.

West End
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Map 6 - Study Area Development Map

TECHNICAL MEMORANDUM
TO:
FROM:
DATE:
SUBJECT:

I.

The Collaborative and McAfee Architects III
RKG Associates, Inc.
August 1, 2019
Housing Vulnerability Analysis for the West End Livable Centers Initiative (LCI)
and Atlanta Beltline Subarea 1 Master Plan

INTRODUCTION

The housing market in the West End community has become much more dynamic than historic levels,
particularly over the past five years. Despite the area’s reputation as a traditionally low-income
neighborhood, housing market activity has transitioned from a buyers’ market to a sellers’ market.
The proximity to downtown Atlanta and comparably affordable housing prices to other inner-suburb
communities along the Beltline fueled unprecedented demand in the area. Both the Beltline Subarea
1 and the West End LCI study area include area of the West End with the greatest market activity—
and changing socioeconomics. This market assessment provides both Atlanta Beltline Initiative and
the City of Atlanta a better understanding of the rapidly-changing market activity and the relative
impacts on the long-tenured residents of the area.

Table 7
Recent Real Estate Development Activity
Atlanta West End, Fulton County, GA (2019)
Number
Name
Address

West End

Type

1

The MET

675 Metropolitan Parkway SW Flex/Office

2

Lee+White

1000-1070 White Street SW

Retail

3

The Murphy

884 Murphy Ave SW

Flex/Office

4

The Mall at West End

850 Oak Street SW

Retail

5

Atlanta Land Trust

1091 Tucker Ave SW

Multifamily

6

Gateway Capital View

1374 Murphy Ave SW

Multifamily

7

SwitchYards

691 Whitehall St SW

Flex/Office

18

Description
Completed
1.1 million SF Maker space
able to be utilized for many
2018
types of uses. Redeveloper
acquired in 2018.
426,000 SF of creative flex
space mostly occupied by food
2018
and beverage.
115,000 SF adaptive reuse of
a 2 building former box
2020
building. Creative office uses.
Large mixed use development
proposed on the site of the
TBD
current mall.
23 modular home units for
2,020
lower income
162 units for lower income
2018
seniors
10,000 SF coworking and event
space with conference room

2019

II.

DATA SOURCES AND METHODOLOGY

1.

Data Sources

RKG utilized data from the U.S. Census American Community Survey to perform the vulnerability
analysis, supplemented by information from the U.S. Housing and Urban Development (HUD)
Comprehensive Housing Affordability Study (CHAS) data, the City of Atlanta property assessment
database, and data provided by real estate brokers operating in the Atlanta West End area.
Analysts quantified the characteristics and recent trends of the housing supply and demand
equilibrium and compared the two factors to analyze the housing affordability supply gap and to
local identify housing vulnerability. RKG examined both the ownership and rental housing markets
in this analysis, providing an independent assessment of each housing tenure.
2.

Economic
Planning
and
Real Estate
Consultants

Income Limit Methodology

The purpose of this section is to analyze the existing conditions and recent trends in Subarea 1
compared to Fulton County as a whole. The analysis uses traditional HUD income threshold Area
Median Income (AMI) categories to better understand affordability and vulnerability by income
level. The analysis uses the 2019 HUD Metro Fair Market Rent (FMR) and corresponding income
levels for the Atlanta-Sandy Springs-Roswell, GA region. As AMI income limits are the official
definition used by HUD to describe household income and poverty levels for different metropolitan
areas, this approach ensures the results are germane to the West End community. The socioeconomic
analysis revealed renter households (2.32 persons per household), on average, are smaller than
owner households (2.65 persons per household. As a result, RKG Associates use the corresponding
two-person household AMI income limits for the rental market analysis and three-person household
AMI income limits for the ownership housing market.
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Homeownership Purchasing Assumptions

The homeownership analysis required RKG Associates to make assumptions how the units would be
purchased. The two most common financing options are conventional (or conforming) loans and
Federal Housing Administration (FHA) backed loans. For the purposes of affordability analyses,
RKG Associates uses the FHA financing assumption for two primary reasons. First, FHA loans require
a lower down payment (3.5%) amount, making access to the marketplace easier for lower and
moderate-income households. Second, FHAs primary mortgage insurance (PMI) requirements result
in a lower affordability point than conventional mortgages, providing a more conservative analysis
result. Ultimately, RKG seeks to ensure that the analysis accurately reflect the high barriers to
homeownership for lower and moderate-income households while using the most rational assumptions
for those households.

III.

traditional ownership units that have been rental back to homeownership through “flipping”
has placed pressure on the rental market.
C.

Affordability/Vulnerability Analysis

Market data indicate that long-tenured residents of the Subarea 1/LCI study area, particularly
those earning 50% of AMI or below, are highly vulnerable to price displacement.
•

SUMMARY OF KEY FINDINGS

A.

•

Demand Analysis

The Subarea 1/LCI study area has experienced a recent transition in socioeconomic characteristics
due to the rise in interest/demand to live in the West End area.
•

•

•

B.

The Subarea 1/LCI study area experienced substantial household and population loss
between 2000 and 2010, as the community was adversely impacted by the National
Recession and the foreclosure crisis. This impact has begun to be reversed, with population
and household growth rates nearly returning the community to its pre-Recession levels.
Demographic data indicate new residents of the study area tend to be wealthier and highly
educated, as compared to the long-term resident base. While the study area remains
largely an African American community, the number of white and Latino households has
increased in recent years, diversifying the local community.
Household formation data indicate that a large proportion of households moving into the
study area are headed by younger persons (25-34 years old), oftentimes with children.
The predominant age cohort is now the 25 to 34-year old group, younger than the 2000
predominant group of 35 to 44-year-old cohort.
Supply Analysis

The study area has seen modest new development, but the substantial change in market demand
has substantially affected the existing housing market tenure and price equilibrium.
•

•

•

West End

Home values for homeownership units have increased substantially over the past five years,
with asking prices increasing more than 150% during this time period. The study area’s
well-preserved historic neighborhoods, proximity and strong connectivity to downtown
Atlanta, and the continually improving community amenities has attracted substantial
investment.
Local Realtors indicated that “house flipping,” or the rehabilitation of older, poorly
maintained traditional owner-occupied units to higher-value homeownership units has
increased in popularity in the study area due to the increased demand. This trend is
expected to continue as values continue to rise and the study area remains relatively more
affordable compared to other inner-suburb communities around downtown.
Rental housing pricing has not increased as fast but is reported by local Realtors to be rising
as well. Increased demand combined with limited supply growth and the conversion of

20

•

Recent homeowner pricing data indicate the median asking price is above what a household
earning 120% of AMI can afford. More than 92% of existing homeowners in the study
area earn below 120% of AMI. While homeownership has some cost controls (i.e. principal
and interest payments), increased taxes/insurance costs could adversely impact modestincome earners. Furthermore, interested modest income households are being priced out of
locating in the study area.
Existing income/cost disparities already exist in the study area for renter households. HUD
CHAS data indicate that more than 75% of households earning less than 50% of AMI are
cost burdened in the study area. With rental demand increasing for higher income
households (over 100% of AMI) and the rental supply diminishing due to the reconversion
of traditional ownership units, prices most likely will continue to increase as supply reduces.
While market forces cannot be stopped through policy initiatives and regulatory control,
strategic and measured efforts can help existing homeowners remain in place if they choose
and help mitigate further displacement of lower-income renter households. A combination
of preservation of existing affordability with substantial new development across all price
points will help preserve opportunities for long-standing residents to find quality, priceappropriate housing in the study area.

The remainder of the memorandum provides a more detailed housing market analysis.

IV.
1.

HOUSING DEMAND ANALYSIS
Introduction

The purpose of this section is to analyze the demographic, economics, and household formation
conditions and recent trends in Subarea 1/West End LCI. The demand analysis is the foundation for
both recent market activity as well as understanding affordability and vulnerability for existing
study area residents. The study area has been compared to Fulton County to provide context for
shifting trends/conditions.
2.

Methodology and Data Sources

All socioeconomic data was collected from the U.S. Census Bureau’s American Community Survey
(ACS) American Fact Finder online application. RKG Associates used 2017 5-year estimates for
current conditions combined with 2000 and 2010 decennial Census data for trend analysis. The
Subarea 1/LCI boundary was approximated using those Census Block Groups that capture both
study areas (Map 1). This approximation was necessary given the limitations in available data
below the Block Group level.
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3.

Population Growth Trends and Characteristics (2000-2017)
•

The Subarea 1/LCI study area experienced population gains since 2010 despite historic
losses and recent countywide population losses
While the total population in the Subarea 1/LCI study area remained below 2000 levels,
the area experienced a net population increase of 5,899 people between 2010 and 2017
(Table 1). This trend is opposite the Fulton County trends, with strong population growth
during the 2000s and recent losses over the past seven years. Furthermore, the study area’s
recent population increase resulted in an average annual growth rate of 4.7%, well above
the U.S. average of approximately 1% during the same time period.
Table 1
Population Trends
Atlanta BeltLine Subarea 1/West End LCI Study Area (2000-2017)

Subarea 1/LCI Study Area
Fulton County

2000
2010
25,161
17,865
816,006 1,010,420

2017
23,764
886,982

Change '00 - '10
Change '10 - '17
Actual
Ann %
Actual
Ann %
Chg.
Chg.
Chg.
Chg.
(7,296)
-2.9%
5,899
4.7%
194,414
2.4% (123,438)
-1.7%

Source: American Community Survey and RKG Associates, Inc., 2019

Map 1 – Atlanta Beltline Subarea 1/West End LCI Study Area

The reversal of population trends in the Subarea 1/LCI study area is consistent with other
Inside The Perimeter (ITP) communities, particularly those this close to downtown Atlanta.
The population loss that occurred in the study area between 2000 and 2010 is most likely
due to the well-documented foreclosure crisis within Atlanta escalated by the impacts of the
National Recession. However, the continued reinvestment in public infrastructure and
community amenities—such as The Beltline—has changed the market perception of these
communities. The study area’s proximity to downtown, strong local and regional
transportation infrastructure and relative affordability has attracted households back into
the area.

West End

•

The Subarea 1/LCI study area is becoming more age-diverse
The population within the study area has undergone a substantial transformation. In 2000,
people between 35 to 44 years old constituted the largest portion of the local population
at 14.7%. Between 2000 and 2010, population losses occurred in all age groups, but were
more heavily impactful for persons aged between 0 and 44 (Table 2). The relative increase
in older persons is consistent with Fulton County and the U.S., as the Baby Boomer generation
(constituting the largest portion of all the generations) continues to age. However, the
resurgence of population in the study area since 2010 has been more heavily distributed
towards children (0-9 years old) and young adults (24-35 years old). In fact, persons 2534 years old now constitute the largest age cohort in the study area.
The data indicate that interest in the West End study area as a place to live is not from the
same age makeup as existing residents. The surge of young adults and very young children
indicate that young families constitute a disproportionate share of new residents. This
finding is consistent with anecdotal data provided to RKG from local brokers, as other innersuburb communities also attracted younger households and families due to the relative
affordability of the area combined with the speculation that market conditions and
amenities would continue to improve in the immediate area.
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Table 2
Population Age Distribution
Atlanta BeltLine Subarea 1/West End LCI Study Area (2000-2017)
Population

0-4
5-9
10-14
15-24
25-34
35-44
45-54
55-64
65--74
75-84
85+
Total Population
PERCENT DISTRIBUTION
0-4 years
5-9 years
10-14 years
15-24 years
25-34 years
35-44 years
45-54 years
55-64 years
65--74 years
75-84 years
85+ years

2000
1,765
2,060
2,039
3,638
3,364
3,689
3,333
2,115
1,572
1,087
499
25,161

2010
1,053
1,108
1,323
2,973
2,127
2,092
2,863
1,822
1,529
625
350
17,865

2017
1,835
1,889
1,616
3,159
3,714
3,094
2,656
2,872
1,866
833
230
23,764

7.0%
8.2%
8.1%
14.5%
13.4%
14.7%
13.2%
8.4%
6.2%
4.3%
2.0%

5.9%
6.2%
7.4%
16.6%
11.9%
11.7%
16.0%
10.2%
8.6%
3.5%
2.0%

7.7%
7.9%
6.8%
13.3%
15.6%
13.0%
11.2%
12.1%
7.9%
3.5%
1.0%

Change 00'-10'
Actual
Ann. %
Chg.
Chg.
(712)
-4.0%
(952)
-4.6%
(716)
-3.5%
(665)
-1.8%
(1,237)
-3.7%
(1,597)
-4.3%
(470)
-1.4%
(293)
-1.4%
(43)
-0.3%
(462)
-4.3%
(149)
-3.0%
(7,296)
-2.9%
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

Change 10'-17'
Actual
Ann. %
Chg.
Chg.
782
10.6%
781
10.1%
293
3.2%
186
0.9%
1,587
10.7%
1,002
6.8%
(207)
-1.0%
1,050
8.2%
337
3.1%
208
4.8%
(120)
-4.9%
5,899
4.7%
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A
N/A

Table 4
Education Attainment of Population (25+ Years Old)
Atlanta BeltLine Subarea 1/West End LCI Study Area (2000-2017)

•

4.

West End
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High School Diploma or Less
Bachelor's Degree or Higher

10,915
1,537

69.9%
9.8%

2010
Count
% Total
11,408
100.0%
2,830
24.8%
4,094
35.9%
2,625
23.0%
1,317
11.5%
542
4.7%
6,924
1,859

60.7%
16.3%

2017
Count
% Total
15,265
100.0%
3,105
20.3%
4,811
31.5%
4,524
29.6%
1,722
11.3%
1,103
7.2%
7,916
2,825

51.9%
18.5%

Household Formation by Tenure (2010-2017)
•

Despite recent strengthening of homeownership market, the Recession and foreclosure crisis
still have lasting effects on the Subarea 1/LCI study area
Interviews with local real estate professionals indicate that current market demand for
owner-occupied housing is strong in the study area. However, the Census data reveal that
the number of owner-occupant households has experienced a net decrease of 422
households between 2010 and 2017. As noted, the foreclosure crisis disproportionately
impacted areas like the West End more than most. This is corroborated when compared to
Fulton County as a whole, where the number of owner-occupied households increased by
1,026 during the same period (Table 5).
Table 5
Household Formation Trends, ACS 5-Year Estimates
Atlanta BeltLine Subarea 1/West End LCI Study Area (2010-2017)

African Americans historically have constituted most of the local population, but the Subarea
1/LCI study area is becoming more diverse
African American make up almost all the study area population, but that number has
modestly declined in recent years. African Americans comprised 94.6% of the study area
population in 2000 and 2010, but only 92.6% in 2017. This slight drop is the result of
proportionally strong growth in multi-racial (30.1%) and white (29.9%) residents since
2010. As a result, the multi-racial population increased from 0.7% to 1.6% of the total
population and the White population increased from 2.3% to 5.3% (Table 3). Ethnicity
data indicate that some of this growth is due to the increases in residents of Latino origin,
with Latino residents constituting 1.9% of the local population in 2017 (up from 1.0% in
2010).
Education attainment levels are rising in the Subarea 1/LCI study area
While the Subarea 1/LCI study area still has a disproportionately high concentration of
residents with less than a high school diploma, the numbers of persons with post-secondary
degrees is substantially increasing. Census data indicate persons in the study area with a
high school diploma or less is 51.9% (Table 4). This is almost twice higher than Fulton County
as a whole. However, the percentage of the population in study area with a bachelor’s
degree or higher doubled from 9.8% in 2000 to 18.5% in 2017, increased by 83.8%. In
contrast, this highly educated population only increased by 55.1% for the entire County.
Comparing population increases to changes in education attainment, the data indicate
almost 75% of adults moving into the study area have at least some college education. This
ratio is much higher than the 2000 levels (30.1%).

2000
Count
% Total
15,613
100.0%
5,723
36.7%
5,192
33.3%
3,161
20.2%
978
6.3%
559
3.6%

Source: ESRI and RKG Associates, Inc., 2019

Source: ESRI and RKG Associates, Inc., 2019

•

Education Attainment Level
Total Population 25 Years+
Less Than High School Degree, No School
High School Degree or Equivalent
Some College, Associate's Degree
Bachelor's Degree
Graduate/ Professional Degree

2010

2017

Count
Percent
Count
Atlanta BeltLine Subarea 1/West End LCI Study Area
7,414
100.0%
9,078
No. of Households
Owner-Occupied Households
3,123
42.1%
2,701
Renter-Occupied Households
4,291
57.9%
6,146
Total Avg. Household Size
2.39
N/A
2.61
Avg. Owner-Occupied Household Size
2.38
N/A
2.78
Avg. Renter-Occupied Household Size
2.40
N/A
2.54
Fulton County
No. of Households
357,463
100.0% 391,850
Owner-Occupied Households
200,119
56.0% 201,145
Renter-Occupied Households
157,344
44.0% 190,705
Total Avg. Household Size
2.39
N/A
2.49
Avg. Owner-Occupied Household Size
2.52
N/A
2.65
Avg. Renter-Occupied Household Size
2.24
N/A
2.32
Source: American Community Survey and RKG Associates, Inc., 2019

•

Change '10 - '17
Ann. %
Percent Actual Chg.
Chg.
97.5%
29.8%
67.7%
N/A
N/A
N/A

1,664
(422)
1,855
0.22
0.40
0.14

3.2%
-1.9%
6.2%
1.3%
2.4%
0.8%

100.0%
51.3%
48.7%
N/A
N/A
N/A

34,387
1,026
33,361
0.10
0.13
0.08

1.4%
0.1%
3.0%
0.6%
0.7%
0.5%

In contrast, rental households increased twice as fast in the study area as Fulton County
The number of renter-occupied households in the Subarea 1/LCI study area increased at an
annual rate of 6.2% between 2010 and 2017, with an actual gain of 1,855 households.
This is more than twice the pace as the County level (Table 5). Given the fact that there has
not been 1,900 traditional rental housing units built during this time period in the study area,
the data indicate that a substantial amount of traditional owner-occupied housing has been
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1.7%
3.2%
2.2%
3.1%
5.4%
4.6%
3.0%
5,143
5,624
4,849
3,041
4,423
10,281
33,361
5.1%
5.5%
12.4%
7.0%
7.1%
2.8%
6.2%
748
348
506
101
92
59
1,855
0.4%
0.2%
0.3%
-1.3%
2.2%
0.0%
0.2%
1,910
527
989
(2,370)
2,249
(92)
3,213
-1.3%
-0.8%
-3.2%
-3.5%
3.7%
-2.7%
-1.7%
(356)
(89)
(316)
(126)
54
(132)
(965)
25.4%
16.0%
18.9%
9.0%
8.4%
22.3%
100.0%
48,422
30,534
36,027
17,159
16,105
42,458
190,705
46.5%
20.3%
17.7%
5.0%
4.5%
6.0%
100.0%
2,860
1,245
1,090
305
279
366
6,146
$19,150
$31,900
$51,000
$63,800
$76,560
$76,561
27.5%
15.8%
19.8%
9.0%
7.4%
20.5%
100.0%
43,279
24,910
31178
14118
11682
32,177
157,344
49.2%
20.9%
13.6%
4.8%
4.4%
7.2%
100.0%
2,112
897
584
204
187
307
4,291
$17,250
$28,750
$46,000
$57,500
$69,000
$69,001
26.8%
15.8%
19.6%
10.7%
6.1%
20.9%
100.0%
41,369
24,383
30189
16488
9433
32,269
154,131
2,468
986
900
330
133
439
5,256

Onwer-Occupied Household
Extremely Low Income & Below (0-30%)
Extremely Low to Very Low Income (31%-50%)
Very Low Income to Low Income (51%-80%)
Low Income to 100% AMI (81%-100%)
100% AMI to 120% AMI (101%-120%)
120% AMI Above (121%+)
Total
Renter-Occupied Household
Extremely Low Income & Below (0-30%)
Extremely Low to Very Low Income (31%-50%)
Very Low Income to Low Income (51%-80%)
Low Income to 100% AMI (81%-100%)
100% AMI to 120% AMI (101%-120%)
120% AMI Above (121%+)
Total

$15,150
$25,250
$40,150
$50,500
$60,600
$60,601

47.0%
18.8%
17.1%
6.3%
2.5%
8.4%
100.0%

1,492
532
860
691
(1,862)
(687)
1,026
-5.7%
2.6%
-2.6%
-0.2%
-9.6%
7.0%
-1.9%
(420)
79
(110)
(5)
(182)
216
(422)
0.7%
1.0%
1.6%
1.4%
1.6%
2.2%
1.8%
1,165
1,518
3,808
2,268
2,372
21,877
33,008
0.5%
-3.6%
-2.4%
-1.4%
-1.1%
-3.1%
-1.8%
57
(280)
(217)
(57)
(37)
(232)
(766)
8.6%
7.7%
13.2%
8.6%
7.0%
55.0%
100.0%
17,309
15,427
26489
17222
14011
110,687
201,145
23.7%
18.9%
18.5%
11.3%
3.3%
24.3%
100.0%
640
510
501
306
89
655
2,701
$21,550
$35,900
$57,400
$71,800
$86,160
$86,161
7.9%
7.4%
12.8%
8.3%
7.9%
55.7%
100.0%
15,817
14,895
25,629
16531
15873
111,374
200,119
33.9%
13.8%
19.6%
10.0%
8.7%
14.1%
100.0%
1,060
431
611
311
271
439
3,123
$19,400
$32,350
$51,750
$64,700
$77,640
$77,641
8.8%
8.0%
13.1%
8.5%
8.1%
53.6%
100.0%
14,652
13,377
21821
14263
13501
89,497
167,111
25.8%
18.3%
21.3%
9.5%
7.9%
17.3%
100.0%

Income Limit
Fulton County
Count
Percent
1999
Subarea 1
Count
Percent

Fulton County
Income Limit
Count
Percent

2010
Subarea 1
Count
Percent

Household by Income and Tenure
The Subarea 1/LCI study area has a higher concentration of low-income households
Between 1999 and 2017, Subarea 1/LCI area has a higher proportion of households with
incomes 50% of AMI and below than the County for both owner-occupied households and
renter-occupied households. On the owner-occupied household side, very-low-income
households (50% of AMI and below) have been maintaining a share between 43% to 48%
in Subarea 1/LCI area, while the percentage has been between 15% and 17% in the
County. On the renter-occupied household side, Subarea 1/LCI area has between 66% and
70% very-low-income households, versus between 41% and 43% in the County during the
period between 1999 and 2017 (Table 6).

Income Limit

•

Table 6
Households by Household Income by Tenure (HUD Income Threshold)
Atlanta BeltLine Subarea 1/West End LCI Study Area (1999-2017)

5.

2017
Subarea 1
Count
Percent

As noted, the data indicate that younger family households with children have been moving
into the study area at a disproportionate rate than historic levels. This finding further
corroborates this trend. Given the owner-occupied household size is increasing much faster
than the rental households, it is logical to conclude that many of these young family
households are purchasing their home. The rising rental household size is consistent with the
finding that many traditional owner-occupied housing units (i.e. single family detached
houses) have been converted to rental in the aftermath of the Recession and foreclosure
crisis.

1,003
711
828
368
308
671
3,889

However, the average household size increased much faster in the study area. Both the
average owner-occupied household size and the renter-occupied household size in the
Subarea 1/LCI study increased faster than the County average. As a result, the average
household size in the study area in 2017 is 2.61 persons, surpassing the County average of
2.49 despite being the same level in 2010. This is mostly driven by the rapid growth of the
average owner-occupied household size in the study area, which increased from 2.38 to
2.78 persons per household during the study period.

$17,050
$28,400
$45,200
$56,800
$68,160
$68,161

Household size trends indicate new households coming into the Subarea 1/LCI study area
are much larger than existing households
Throughout Fulton County, the average household has been getting larger. Between 2010
and 2017, the average household size increased from 2.39 persons to 2.49 persons (or
0.6% annually).

AMI Income Threshold

•

Chg. 99'-10'
Chg. 10'-17'
Fulton County
Fulton County
Subarea 1
Subarea 1
Fulton County
Count
Percent Actual Chg. Ann. % Chg. Actual Chg. Ann. % Chg. Actual Chg. Ann. % Chg. Actual Chg. Ann. % Chg.

converted for rental use. From a housing vulnerability perspective, the less affluent renter
households are at risk to be priced out and/or displaced as housing values increase and
the property owners seek to capture the full market value (either through sale or increasing
the rental rates).

1.3%
0.5%
0.5%
0.6%
-1.7%
-0.1%
0.1%
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Renter households in the Subarea 1/LCI study area are concentrated in the lowest income
thresholds
Within the Subarea 1/LCI study area, 66.8% of the renter-occupied households earned
below the 50% of AMI threshold. In comparison, the owner-occupied households earning
below that threshold account for 42.6% in the same year (Table 7).

addition, the historic district and areas close to downtown Atlanta and the MARTA stations
have a concentration of higher-income owner households in 2017 (Map 2).
Map 2 – Median Household Income Change for Ownership Households by Census Tract (2010-2017)

Table 7
Households by HUD Income Thresholds
Atlanta BeltLine Subarea 1/West End LCI Study Area
AMI Income Threshold

Extremely Low Income & Below (0-30%)
Extremely Low to Very Low Income (31%-50%)
Very Low Income to Low Income (51%-80%)
Low Income to 100% AMI (81%-100%)
100% AMI to 120% AMI (101%-120%)
120% AMI Above (121%+)
Total

2-Person Household
3-Person Household
Income Limit
Rental Household
Income Limit Ownership Household
Count
Percent
Count
Percent
$19,150
2,860
46.5%
$21,550
640
23.7%
$31,900
1,245
20.3%
$35,900
510
18.9%
$51,000
1,090
17.7%
$57,400
501
18.5%
$63,800
305
5.0%
$71,800
306
11.3%
$76,560
279
4.5%
$86,160
89
3.3%
$76,561
366
6.0%
$86,161
655
24.3%
6,146 100.0%
2,701
100.0%

Source: U.S. Department of Housing and Urban Development, American Community Survey & RKG Associates, Inc., 2019

In addition, according to the latest available 2011-2015 Comprehensive Housing
Affordability Strategy (CHAS) data from HUD, the majority (80.7%) of the 30% of AMI
and below renter households are cost-burdened (defined by HUD as over 30% of gross
household income spent on housing). Similarly, there are 70.0% of the 30% to 50% of AMI
renter households are also cost-burdened. In comparison, 78.2% of the 30% of AMI and
below owner households and 58.4% of the 30% to 50% of AMI owner households are costburdened respectively. The data indicate that renters are more vulnerable in terms of
housing affordability than homeowners in this area.
•

Income growth trends indicate that the number of the lowest income homeowner households
are decreasing at a rate faster than the County as a whole
The number of homeowners earning less than 50% of AMI in the Subarea 1/LCI study area
have been decreasing at an annual rate of 3.3% between 2010 and 2017, compared to
a 0.9% annual increase for Fulton County as a whole. In contrast, owner-occupied
households with the highest median household incomes (120% of AMI and Above) in
Subarea 1/LCI area have been expanding at a high rate of 7.0% per year, compared to
a 0.1% annual decrease in the County.
There are a few findings to be garnered from this data. This indicates that like the Countywide trend, there has been a decline of lowest-income owner-occupied households and a
rapid gain of highest-income owner-occupied households in Subarea 1. In addition, this
trend is even more representative in Subarea 1 than the County in terms of the annual
change rates. Anecdotal data from local Realtors indicate that these higher income
households are acquiring the renter-occupied and low-value ownership housing and
rehabilitating them into higher-value owner-occupied housing as an investment. In other
words, relatively affordable homes in the study area are being purchased by higher-income
owners who have been moving into this area over the past couple of years.

•

West End

Owner households with higher incomes have moved into Subarea 1/LCI, and more so in
the historic district and areas close to downtown
The Census data indicate that the median household incomes of homeowners in the vast
majority of Subarea 1/LCI study area have increased since 2010, suggesting that higherincome homeowners have moved into the study area. In particular, the historic district in
Subarea 1/LCI have seen the most growth of homeowners’ median household incomes. In

28

This result resonates with the demographic analysis findings that the interest of higherincome owner households in purchasing homes and living in Subarea 1/LCI area has
increased since 2010. These new owners prefer areas in proximity to the transit system and
the downtown, in addition to the historic district because of its unique charm, and that it is
relatively well protected and preserved
•

Many of the new renter households earn above 100% of AMI
As discussed earlier, renter-occupied households in the Subarea 1/LCI study area have been
growing faster than the County level since 2010. The increase of rental households has
spanned across all income thresholds. In addition, those renter households with the highest
median household incomes (100% of AMI and above) have been expanding faster than the
growth of owner-occupied counterparts within Subarea 1, with the annual change rate of
4.4% for renter-occupied households compared to 0.7% for owner-occupied households.
This indicates that in addition to the rapid gain of highest-income owner-occupied households
in Subarea 1, renters are catching up in terms of median household income levels. This further
supports the finding that many of these newly added renter-occupied households are most
likely young working professionals with higher education and income levels relocating to the
study area due to its relative affordability and proximity to downtown. This also means that
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as the income levels on the rental demand side rapidly rising, the rental housing market will
respond to this new trend over time by increasing asking rents. This process will escalate the
average rent levels in Subarea, further pressuring low-income renters with diminishing
affordable options.
•

Higher-income renters are moving to areas closer to the downtown, and modest-income
renters are relocating to areas farther out
Similarly, the majority of Subarea 1/LCI study area has seen an increase of median
household incomes of renters since 2010 (Map 3), indicating that higher-income renters are
moving into the study area most likely because of its ideal location being close to the
downtown and the MARTA stations.
In comparison, areas west and southwest to the study area have experienced a decline of
the median household incomes of renters since 2010. This suggests that as the housing market
of Subarea 1/LCI area picks up, more renters with modest incomes are moving to areas
farther away from the downtown and the transit system outside of the study area, where
rents are relatively more affordable, though these areas still have a concentration of higherincome renters.

V.

HOUSING SUPPLY ANALYSIS

1.

Introduction

This section describes the existing housing supply by tenure in the Subarea 1/KCI study area. The
supply analysis complements the demand analysis for both the housing affordability assessment and
the housing vulnerability analysis.
2.

Methodology and Data Sources

RKG obtained the data of 2017 owner-occupied housing units by home value and renter-occupied
housing units by monthly gross rent (with cash rent) for the 10 census tracts that approximate Subarea
1 from ACS. RKG then broke out the housing units by tenure by 2019 HUD AMI income limit. As
discussed, the income thresholds used to parse the housing supply followed 2-person household AMI
thresholds for rental units and 3-person household AMI thresholds for owner-occupied housing units.
3.

Ownership Housing Supply by HUD AMI Income Threshold
•

Map 3 – Median Household Income Change for Renter Households by Census Tract (2010-2017)

A large portion of the existing owner-occupied housing in the Subarea 1/LCI study area
are affordable for households earning less than 80% of AMI
In terms of ownership housing supply in the study area, the majority (80.3%) of the
ownership units are affordable to households earning 80% of AMI. In other words, there
are 2,170 ownership housing units priced at $172,245 and below, which are affordable
for 1,651 households with a median household income of $57,400/year and below in
Subarea 1 (Table 8).
Table 8
Owner-Occupied Housing Units by Value by HUD Income Threshold
Atlanta BeltLine Subarea 1/West End LCI Study Area
Units - Housing Supply
AMI Income
Threshold
0 - 30%
31% - 50%
51% - 80%
81% - 100%
101% - 120%
121%+
Total

Min. Value

Max.Value

No. of Units

% of Total

$0
$74,555
$113,658
$172,246
$211,485
$250,616

$74,554
$113,657
$172,245
$211,484
$250,615

985
665
520
182
129
220
2,701

36.5%
24.6%
19.3%
6.7%
4.8%
8.1%
100.0%

Source: American Community Survey 2017 Estiamtes & RKG Associates, Inc., 2019

•

West End

30

In contrast, only 13% of owner-occupied housing units are valued for households earning
over 100% of AMI
The 100% of AMI income threshold for the region (3-person household) equals $71,801.
Using HUD’s cost burdening ratio, these households can afford to purchase a house for
$211,485 using an FHA loan vehicle. The Census data indicate that approximately 350
owner-occupied housing units are valued over this price point. Given there are substantially
more households earning above the 100% of AMI threshold, the data indicate there is a
shortage of housing priced to these households’ ability to pay.
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Table 10
Renter-Occupied Housing Units by Value by HUD Income Threshold
Atlanta BeltLine Subarea 1/West End LCI Study Area

The combination of increasing demand, low new construction, and higher ability to pay has
been driving up housing costs

In order to supplement this analysis with more representative data that reflect the
actual housing market trends in Atlanta West End, RKG conducted interviews with
residential real estate brokers who operate in the West End area to better
understand current market trends. Respondents indicated that home prices have
increased substantially during the past five years in the greater West End area,
especially in the neighborhoods of West End, Westview and Adair Park.

AMI Income
Threshold

0 - 30%
31% - 50%
51% - 80%
81% - 100%
101% - 120%
121%+
Total

For example, data from Municipal Listing Service (MLS), a national data warehouse
for real estate listings, reveal that the median sales price of single-family homes in
the West End neighborhood (north Subarea 1) was $147,250 in 2014. The median
price more than doubled by 2018 to $341,000 (Table 9). Similarly, the median
single-family sales price in the Westview increased from $44,950 in 2014 to
$282,500 in 2018.

Jan. 14'-Jan. 15'
$147,250
$44,950
$101,500

Jan. 18'-Jan. 19' Actural Chg.
$341,000
$193,750
$282,500
$237,550
$282,500
$181,000

% Chg.
131.6%
528.5%
178.3%

4.

Rental Housing Supply by HUD AMI Income Threshold
•

•

West End

Less than half of the rental supply is affordable households earning below 50% of AMI
Only 48.8% of the rental housing units require monthly gross rents of $798 and below,
which is the affordability threshold for households earning 50% of AMI (2-person
households). This means that only 3,003 such rental units are available for 4,105 renteroccupied households with median household incomes of $31,900 per year and below (Table
10).
Households earning below 30% of AMI have it the worst
Among all low-income AMI income groups, the lowest-income renters with 30% of AMI and
below face very limited affordable rental options. Only 1,520 rental units are available
for such income group, which is 24.7% of the total rental housing supply. In comparison,
30% of AMI and below renter-occupied households accounts for 46.5% among all
households. This indicates that there is a supply shortage for the lowest-income renters in the
Subarea 1/LCI study area.

32

% of Total
24.7%
24.1%
38.4%
6.9%
3.8%
2.0%
100.0%

•

In contrast, only 6% of the rental housing stock is priced above the 100% of AMI threshold
For renters with median household incomes 100% of AMI and above, there are only 5.9%
of the total rental units are priced for their income levels. This means only 360 rental units
have monthly rents of $1,596 and above, versus 646 households with median household
incomes of $63,801 and above that can afford these rental units in the study area.

•

Anecdotal information indicates that rental housing is being converted back to owneroccupied housing
RKG’s outreach to local brokers revealed there is a growing trend of lower-value ownership
housing, especially those that are renter-occupied being renovated and converted back to
higher-value owner-occupied homes, which process is called “flipping”. He mentioned this
trend approximately started around 2016, and there have been more such conversions near
the BeltLine due to the major developments and new investments along the corridor.
Respondents indicated the market of ownership housing “flipping” is remains viable as home
prices are likely to continue to rise at a steady rate. The increasing demand from higher
income renter households combined with the loss of the less-invested supply to “flipping” will
exacerbate the shortage of housing for the lowest income cohorts in the study area.

Source: Sherry Fortson Bailey, Municipal Listing Service.com & RKG Associates. Inc., 2019

Anecdotally, local brokers reported that the most expensive homes in the Subregion
1/LCI study area that sold in 2014 were approximately $250,000. By 2018, the
top sale price was approximately $600,000. Those brokers interviewed indicated
that the study area likely has not finished experiencing substantial value gain. There
was consensus that the West End area of Atlanta would eventually reach price points
consistent with other inner-suburb neighborhoods, with home prices potentially
reaching up to $1,000,000. While there was not consensus around the timeframe
for this to occur, there was consensus that strong housing value growth would continue
over the next few years.

No. of Units
1,520
1,483
2,358
425
235
125
6,146

Source: American Community Survey 2017 Estiamtes & RKG Associates, Inc., 2019

Table 9
Single-Family Home Median Sales Price by Neighborhood, 2014-2019
Greater West End, City of Atlanta, GA
Neighborhood
West End
Westview
Adair Park

Rental Units - Housing Supply
Min. Monthly
Max.
Rent Monthly Rent
$0
$479
$480
$798
$799
$1,275
$1,276
$1,595
$1,596
$1,914
$1,915

VI.

HOUSING SUPPLY PRICING BY TENURE

1.

Introduction

As discussed earlier, the home value and gross rent figures obtained from the American Community
Survey 2017 Estimates may have limitations in terms of their accuracy and timeliness. The home
value and gross rent numbers of 2017 collected by the U.S. Census Bureau may not necessarily
reflect the present market prices and rent levels in Atlanta’s West End. In order to paint a more
realistic picture of the current housing market supply pricing, RKG utilized several primary and
secondary data sources (i.e. Zillow.com and used Apartments.com) to collect ‘real-time’ pricing in the
Subarea 1/LCI study area.
2.

Ownership Housing Supply Pricing Analysis
•

Current homeownership unit listings do not have any priced below 30% of AMI
Despite Census data showing more than one-third of owner-occupied housing being valued
below the 30% of AMI threshold, there are no houses currently being listed at or below the
$74,554 price point. The lowest sales price of all the 198 single-family homes in the study
area listed on Zillow as of July 29, 2019 is $75,000. The second-lowest sales price is
$88,000.
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•

•

apartment), which is within the 31% to 50% of AMI range. Even this unit is only appropriate
for a 1- or 2-person household.

The median asking price of current listings is affordable to a household earning 120% of
AMI
The median sales price of all the 200 homes listed on Zillow as of July 29th, 2019 is
$270,000, which is slightly higher than the maximum home value affordable for buyers
earning 120% of AMI. In addition, only 91 of the 198 total listed homes are priced at or
below $250,000, accounting for 46% of the total. The highest-priced listing within the
Subarea 1/LCI study area is $550,000, affordable to a household earning approximately
250% of AMI (using FHA standards). These findings corroborate the data provided local
Realtors and from the MLS.
Higher market value of ownership housing concentrates in areas close to the downtown
and transit system, resonating with higher homeowner incomes
The 2018 property assessment data reveals that the ownership houses in the historic district
and areas close to the downtown and MARTA stations have higher fair market value than
houses in the rest of the study area. This result echoes the fact that these areas with higher
housing value have a concentration of higher-income owner households, and further
indicating that these areas are preferred by higher-income new homeowners.

Map 4 – Housing Market Values (2018 Fulton County Assessor Data)

•

It is possible that all the highest-priced rental units are currently occupied and/or do not use
online listing services to find tenants. Regardless, the lack of any availability reflects the
mismatch between the incomes of new renter households entering the market and current
price points. Local Realtors familiar with the rental market place in the study area noted
that asking rents have started to trend higher, albeit at a pace slower than ownership units.

VII.

HOUSING AFFORDABILITY ANALYSIS

1.

Introduction

In this section, RKG compared the current housing supply with existing housing demand for both the
ownership housing market and the rental housing market by AMI income threshold. This enables RKG
to quantify the housing supply surplus/shortage for existing homeowners and renters within each
AMI income range. The results of this effort further inform the housing vulnerability discussion.
2.

3.

Rental Housing Supply Pricing Analysis
•

West End

None of the apartments listed online are priced to be affordable for households earning
below 30% of AMI
Like the situation on the ownership housing side, Apartments.com returned no rental listing
currently available that are priced to be affordable renter households earning below the
30% of AMI threshold. The lowest monthly rent listed is $540 (for a 580 SF studio

34

The highest listed rent is within the 81%-100% of AMI range
The highest monthly rent listed on Apartments.com based on RKG’s research is $1,383, which
is affordable to a household earning less than 100% of AMI. In other words, there is no
higher-end rental units currently listed on Apartments.com as of July 29th, 2019 that is
targeting 101% of AMI and above renters.

Ownership Housing Supply/Demand Gap
•

The Census data indicate there is a shortage of homeownership supply for the most wealthy
households
The Census data reveal there are approximately 500 more households earning above 80%
of AMI than there are owner-occupied units priced to enable these households to maximize
their ability to pay (Figure 1). This difference is more notable for households earning over
120% of AMI (or $86,160 per year), which account for 435 of the 519-unit shortage just
mentioned. While RKG recognizes that not all households seek to spend the most money
then can afford (by HUD standards) on housing, the data reveal there is a mismatch between
the value of supply and current demand.

•

Similarly, the Census data indicate there is a substantial surplus of ownership units for
households earning below the 50% of AMI threshold
Based on the supply/demand gap analysis results, the most noticeable supply surplus exists
for households with 30% of AMI and below. The data indicate there are 985 ownership
units values at $74,554 and below compared to 640 households that can afford these units.
There are similar surpluses for the 31%-50% of AMI and 51%-80% of AMI thresholds as
well. At face value, the data indicate that more modest income households are well served
in the study area.

•

Limitations in the data available do not show the effects of the mismatch between housing
values and new homeowners’ income/ability to pay
The findings from the Census data analysis provide the explanation for why current pricing
and market transitions are occurring in the Subarea 1/LCI study area. Historically, housing
values have been comparatively low due to low demand, particularly from higher income
households. However, the recent investment in transportation infrastructure and public
amenities in the study area have increased this demand. The data, being two years old,
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reveals the initiation of this transition from affordable community to high-demand, increasing
value community. As revealed by the socioeconomic analysis, younger family households
with middle and middle-high incomes have been a large part of the initial investment coming
into the marketplace.
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3.

Rental Housing Supply/Demand Gap
•

Figure 1

The Census data indicate there are more demands from renter households with modest
income than price appropriate rental supply
According to the Census data, there are 2,860 renter households earning 30% of AMI and
below in the Subarea 1/LCI study area, but there are only 1,520 rental units that are
affordable for these modest income households. (Figure 2) At a base level, this corroborates
the HUD CHAS data findings that most modest-income households in the study area are cost
burdened. Further, this finding means that new modest-income renter households that want
to move into the area most likely will not find price-appropriate units. Given the trend of
higher income renter households moving into the study area, the 1,340 renter households
earning less than 30% of AMI that are cost burdened will experience rising rent levels and
be forced to pay even more of their income or eventually have to relocate.
Figure 2

Source: RKG Associates, Inc., 2019

That said, the most recent information (MLS and current listings) reveal that current pricing
has exceeded the 2017 data from Census. More current data reveal the homeownership
market has performed as expected, given the influx of higher-income households and the
relative affordability of the study area. To this point, affordability in the Subarea 1/LCI
study area has effectively reversed, with housing values predominantly above 100% of
AMI while income levels—particularly those for long-tenured owners—have remained
relatively stable.
Source: RKG Associates, Inc., 2019

To these points, the Subarea 1/LCI study area remains relatively affordable to the average
Fulton County resident but has become unaffordable for most long-tenured households. In
short, many of the long-time owners have experienced substantial appreciation, but likely
would not be able to locate into the study area today if they were not already there. Future
homeowners most likely will have to earn at or above the 120% of AMI to be able to afford
the Subarea 1/LCI study area homes.

•

Anecdotal evidence suggests that the shrinking rental pool further exacerbates the shortage
of affordable options for modest income households
As noted, there has been an ongoing and escalating trend of flipping low-value old rental
units into higher-value ownership housing in Subarea 1/LCI study area. As some of these
lower-value rental units occupied by modest income households are flipped for a profit,
these renter households that currently live in the study area will likely face the reality of
being displaced. If this trend continues to escalate, as reported by local Realtors, the pace
of displacement will increase.

•

The Census data also indicate a shortage of rental supply for high-income renters
The Census data reveals that compared to the 646 households earning 100% of AMI and
above, there are only 360 rental units that priced to maximize their ability to pay. This
finding resonates with the evidence from Apartments.com research conducted by RKG.
As discussed earlier, this downward pressure caused by a mismatch of supply and demand
in the high-end rental market pushes high-income households to seek lower-rent units, further
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diminishing the affordable options for modest-income households, especially those earning
30% of AMI and below. Without new rental development at all income levels, the rental
housing prices most likely will escalate at a pace more consistent with current ownership
value inflation.

Moreover, most of these renter households are already cost-burdened and will have to rely on
income-controlled units if they are displaced and want to remain in the study area, which are limited.
All these factors place these renter households in an extremely vulnerable position. Policies to
increase affordable rental units and to renovate and preserve existing rental housing are most
valuable for the study area.

The Census data indicate middle-income renter households are well served, but
demographic evidence indicates they are facing competitions with new renters
In comparison, the Census data show that there are more affordable units than demands for
middle-income renter households earning 31% to 100% of AMI. However, as suggested by
the demographic analysis result, new renters rapidly increasing in Subarea 1/LCI study
area are usually young families or working professionals with higher incomes compared to
existing renters living in the study area. These new renters moving in study area are
competing with middle-income renters for the already shrinking rental supply, as there are
few higher-end options in the study area. This will eventually cause affordability issues for
the middle-income renter households as well if no policies are in place to assist them.

VIII.

HOUSING VULNERABILITY FINDINGS

1.

Ownership housing price escalation pressures 100% of AMI and below buyers

As noted, there are limitation in the 2017 Census data in terms of reflecting the current
homeownership market equilibrium. Though the data show supply surplus of housing at the lowest
income thresholds, secondary data indicate that the median sales price of homes in the study are
currently is above 120% of AMI. New ownership housing in the market are not likely to be priced
at even 100% of AMI and below. In addition, the ownership housing market has caught up with the
supply shortage at the highest-income thresholds that existed in 2017 as housing prices have been
increasing substantially. Over half of the currently listing homeownership units are priced above
120% of AMI according to the secondary data source.

4.

Supply shortage at the highest income thresholds is placing downward pressure on the
rental housing market

The rental housing shortage at 100% of AMI and above has not met the demand, especially from
the fast-growing new renters with high incomes. Though these renters can pay higher rents, the lack
of such rental options in the study area has created a downward pressure on the rental housing
market as these highest-income renters occupy lower-rent units, forcing even more modest-income
renters out of affordable options and perpetuating the rent increases reported by local Realtors.
Thus, policies to add more inclusionary zoning units to increase the supply at both the lowest and
more moderate-income thresholds are necessary to address the affordability issue.
5.

Anecdotal data from real estate brokers indicate these trends will continue

The consensus from the local Realtor community interviewed through this process is that continued
homeownership and rental housing price escalation will continue into the near future. Without some
level of intervention, households earning below 80% of AMI—and particularly those earning 50%
of AMI—will face increasing challenges to remain in the Subarea 1/West End LCI study area. While
market forces cannot be stopped through policy initiatives and regulatory control, strategic and
measured efforts can help existing homeowners remain in place if they choose and help mitigate
further displacement of lower-income renter households.

These results suggest that new buyers earning 100% of AMI and below who wish to enter the
Subarea 1/LCI study area are facing limited new housing options, and strong completion for the
existing ownership housing units.
2.

Nearly 25% of current homeowner households with modest incomes are vulnerable to
price escalation impacts
In face of the rapid appreciation of the ownership housing market, existing modest-income
homeowners earning 80% of AMI and below are vulnerable to the impacts brought by the steep
escalation of housing prices. As the market value of their homes increases, their housing costs will
increase as they will need to pay higher real estate taxes. In addition, they may face pressure or
desire to sell their homes as housing demand increases in the study area. Policies aiming to assist
these homeowners in preserving their homes through addressing maintenance, supporting
amortizations, and raising homeowners’ awareness against speculator rhetoric are necessary.
3.

Renter households earning less than 50% of AMI are the most vulnerable

In addition to the existing rental supply shortage at the lowest income threshold, the contracting
rental pool incentivized by the flipping market adds extra pressure on existing renter households
earning 50% of AMI and below. These households face the possibility of having to look for new
rental options in an already tight market. Current trends indicate already displaced renter
households are seeking options as close to the study area as possible.
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MOBILITY RECOMMENDATIONS: LEE STREET

MOBILITY RECOMMENDATIONS: RDA BOULEVARD

MOBILITY RECOMMENDATIONS: LANGHORN STREET
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