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 T he C i ty  o f  C arro l l ton recent ly  adopted 
a  s i x -m onth m orator ium of  m ul t i - fami ly  
hous ing  perm it  approva l s ,  s tem ming 
f rom  concerns  that  the  C i ty ’s  m ul t i -
fam i ly  hous ing  inventor y  was  out  o f  
ba lance w i th  peer  com muni t ies .  

 I n  response,  th i s  study  was  
com m iss ioned “ to  study  the  current  m ix  
o f  hous ing  stock  w i th in  the  C i ty  o f  
C arro l l ton,  pro ject ions  as  to  the  future  
m ix  o f  hous ing  stock  w i th in  the  C i ty,  
and  the  im pacts  o f  the  sam e,  and  to  
m ake recommendat ions  as  to  the  
zon ing  and  regu lat ion  o f  m ul t i - fami ly  
hous ing  w i th in  the  C i ty.”    
 
( C i t y  o f  C a r r o l l t o n  R e s o l u t i o n  0 5 - 2 0 1 6 )  

 T h is  document  presents  the  f ind ings  o f  
the  study,  and  i s  organ i zed as  fo l lows:  
 Executive Summary 

 Introduction 

 Task 1:   Multi-Family Supply Analysis,  

 Task 2:   Multi-Family CharacteristicsTask 3:  
Multi-Family Housing Needs Assessment 
2016-2026 

 Task 4:   Fiscal Impact Analysis of Multi-
Family Housing 

 Task 5:  Key f indings and Policy 
Recommendations 

OVERVIEW 
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1.  How does  Carrol l ton’s  mul t i - fami l y  
housing  inventory  compare wi t h  i t s  
peers ?  
 I n  C a r r o l l t o n ,  4 8 %  o f  h o u s i n g  u n i t s  a r e  m u l t i -

f a m i l y  ( 2  o r  m o r e  u n i t s ) ,  c o m p a r e d  t o  1 6 %  o f  
a l l  h o u s i n g  u n i t s  i n  C a r r o l l  C o u n t y  a n d  2 4 %  
s t a t e w i d e .  

 A m o n g  f i v e  r e g i o n a l  p e e r  c i t e s  i n  G e o r g i a  
( C a r t e r s v i l l e ,  D o u g l a s v i l l e ,  L a G r a n g e ,  N e w n a n ,  
a n d  R o m e )  m u l t i - f a m i l y  h o u s i n g  a c c o u n t s  f o r  
2 9 %  o f  t h e i r  h o u s i n g  s t o c k .  

 A m o n g  f i v e  p e e r  G e o r g i a  c o l l e g e  t o w n s  ( A t h e n s ,  
D a h l o n e g a ,  M i l l e d g e v i l l e ,  S t a t e s b o r o  a n d  
V a l d o s t a )  m u l t i - f a m i l y  h o u s i n g  a c c o u n t s  f o r  a n  
a v e r a g e  o f  4 0 %  o f  t h e  h o u s i n g  i n v e n t o r y .  

 T h u s ,  C a r r o l l t o n  ( a t  4 8 % )  h a s  a  s i g n i f i c a n t l y  
h i g h e r  p e r c e n t a g e  o f  m u l t i f a m i l y  h o u s i n g  t h a n  
i s  f o u n d  a m o n g  t h e  p e e r  c o m m u n i t i e s .  

 

2.  How does  Carrol l ton’s  hous ing  tenure 
compare to  i t s  peers?  
 I n  C a r r o l l t o n  6 4 %  o f  a l l  h o u s e h o l d s  a r e  r e n t e r s ,  

v e r s e s  3 3 %  i n  C a r r o l l  C o u n t y  a n d  3 4 %  
s t a t e w i d e .  

 A m o n g  t h e  f i v e  r e g i o n a l  G e o r g i a  p e e r  c i t i e s  
r e n t e r s  a c c o u n t  f o r  a n  a v e r a g e  o f  4 8 %  o f  
h o u s e h o l d s .  

 A m o n g  t h e  f i v e  G e o r g i a  c o l l e g e  t o w n  p e e r s ,  
r e n t e r s  a c c o u n t  f o r  a n  a v e r a g e  o f  6 0 %  o f  
h o u s e h o l d s .  

 T h u s ,  C a r r o l l t o n  h a s  a  s i g n i f i c a n t l y  h i g h e r  
p e r c e n t a g e  o f  r e n t a l  h o u s e h o l d s  t h a n  i n  
C a r r o l l  C o u n t y ,  t h e  S t a t e  a n d  a m o n g  i t s  
r e g i o n a l  p e e r  c i t i e s .   H o w e v e r ,  i t s  p r o p o r t i o n  
o f  r e n t e r s  i s  r o u g h l y  c o n s i s t e n t  w i t h  o t h e r  
G e o r g i a  c o l l e g e  t o w n s .    
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T HIS RESEARCH ADDRESSES SEVERAL KEY  QUESTIONS REGARDING MULTI -FAMILY  HOUSING 
NEEDS I N  C ARROLLTON: 
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3.  H ow has  Carrol l ton’s  mul t i - fami l y  hous ing  
s upply  changed over  t ime?  
 C a r r o l l t o n  h a d  7 , 6 7 7  h o u s i n g  u n i t s  i n  2 0 0 0 ,  a n d  h a s  a n  

e s t i m a t e d  1 0 , 4 3 0  h o u s i n g  u n i t s  a s  o f  2 0 1 6 .  B e t w e e n  
2 0 0 0  a n d  2 0 1 6 ,  C a r r o l l t o n  a d d e d  a n  e s t i m a t e d  2 , 7 5 3  
h o u s i n g  u n i t s ,  a n  i n c r e a s e  o f  3 6 % .  

 5 6 %  o f  t h e  h o u s i n g  u n i t s  a d d e d  f r o m  2 0 0 0  t o  2 0 1 6  
w e r e  m u l t i - f a m i l y  u n i t s -  2 3 %  w e r e  s t a n d a r d  r e n t a l  
a p a r t m e n t s  a n d  3 3 %  w e r e  s t u d e n t  r e n t a l  a p a r t m e n t s .    

 T o w n h o m e s  a c c o u n t e d  f o r  7 %  o f  n e w  u n i t s .  

 F r o m  2 0 0 0  t o  2 0 1 6 ,  t h e  p r o p o r t i o n  o f  m u l t i - f a m i l y  
h o u s i n g  u n i t s  i n  C a r r o l l t o n ’ s  t o t a l  h o u s i n g  s t o c k  
i n c r e a s e d  f r o m  4 5 %  t o  4 8 % .  

 S t u d e n t  a p a r t m e n t s  h a v e  b e c o m e  a  l a r g e r  s h a r e  o f  t h e  
C i t y ’ s  h o u s i n g  m i x -  i n c r e a s i n g  f r o m  1 1 %  o f  a l l  u n i t s  i n  
2 0 0 0  t o  1 7 %  o f  a l l  u n i t s  i n  2 0 1 6 .  

 C a r r o l l t o n  h a s  s e e n  i t s  h o u s i n g  i n v e n t o r y  s h i f t  f r o m  
4 5 %  m u l t i - f a m i l y  i n  2 0 0 0  t o  4 8 %  m u l t i - f a m i l y  i n  
2 0 1 6 .   T h e  m o s t  r a p i d  e x p a n s i o n  o f  i t s  m u l t i - f a m i l y  
i n v e n t o r y  h a s  b e e n  i n  t h e  s t u d e n t  h o u s i n g  s e c t o r  
w h i c h  n o w  a c c o u n t s  f o r  1 7 %  o f  C a r r o l l t o n ’ s  h o u s i n g  
s t o c k .   
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Source: Nielsen Inc.., US Census ACS 2014, 
Bleakly 

Housing Mix by Number of Units 
City of Carrollton, 2000, 2010, & 2016 

Housing Mix by Percentage of Units 
City of Carrollton, 2000, 2010, & 2016 

2000 2010 2016 (Est)

Single Family 3,815 4,543 4,749

Townhome 228 333 418

Multi-Family Resident 2,638 3,268 3,268

Multi-Family Student 848 1,383 1,754

Other 148 209 241
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4.  What  have  been t he  t rends  i n  Car rol l ton’s  mul t i - fami ly  housi ng bu i ld ing  per mits ?  
 F r o m  2 0 0 0 - 2 0 1 5  C a r r o l l t o n  i s s u e d  a n  a v e r a g e  o f  1 4 0  b u i l d i n g  p e r m i t s  a n n u a l l y ,  5 8 %  o f  w h i c h  w e r e  f o r  

m u l t i - f a m i l y  h o u s i n g .  

 T h e  G r e a t  R e c e s s i o n  h a d  a  m a j o r  i m p a c t  o n  t h e  t y p e  o f  h o u s i n g  b e i n g  p e r m i t t e d  i n  C a r r o l l t o n .  

 P r i o r  t o  t h e  r e c e s s i o n ,  f r o m  2 0 0 0  t o  2 0 0 8 ,  C a r r o l l t o n  a v e r a g e d  1 9 7  p e r m i t s  p e r  y e a r ,  o f  w h i c h  3 5 %  
w e r e  f o r  m u l t i - f a m i l y  h o u s i n g  

 F r o m  2 0 0 9  t o  2 0 1 5  t h e  v o l u m e  o f  t o t a l  p e r m i t s  d r o p p e d  t o  a n  a v e r a g e  o f  6 8  u n i t s  p e r  y e a r — a  6 5 %  
d e c l i n e ,  a n d  m u l t i - f a m i l y  u n i t s  a r e  n o w  6 8 %  o f  t h e  t o t a l  u n i t s  p e r m i t t e d .  

 T h u s ,  o v e r  t h e  p a s t  f i f t e e n  y e a r s  C a r r o l l t o n  h a s  s e e n  a  s h i f t  i n  n e w  c o n s t r u c t i o n ,  w i t h  a  d r a m a t i c  
d r o p  i n  t h e  a m o u n t  o f  a n n u a l  p e r m i t s  i s s u e d ,  a  r e l a t i v e  a b s e n c e  o f  s i n g l e - f a m i l y  p e r m i t s  s i n c e  t h e  
b e g i n n i n g  o f  t h e  G r e a t  R e c e s s i o n  a n d  a n  i n c r e a s i n g  p e r c e n t a g e  o f  m u l t i - f a m i l y  p e r m i t s  b e i n g  
i s s u e d ,  s i g n i f i c a n t l y  a b o v e  i t s  p r o p o r t i o n  i n  t h e  e x i s t i n g  h o u s i n g  s t o c k .  

EXECUTIVE SUMMARY 
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 M u l t i - f a m i l y  h o u s e h o l d s  a r e  p r i m a r i l y  r e n t e r s :   
9 7 %  o f  C a r r o l l t o n ’ s  m u l t i - f a m i l y  i n v e n t o r y  i s  
r e n t e r  o c c u p i e d .  

 R e n t e r s  a l s o  o c c u p y  o t h e r  h o u s i n g :   3 3 %  o f  
C a r r o l l t o n ’ s  r e n t e r  h o u s e h o l d s  l i v e  i n  s i n g l e -
f a m i l y  h o m e s  a n d  t o w n h o m e s  i n  t h e  C i t y .  

 Y o u n g e r  h o u s e h o l d s  t e n d  t o  b e  r e n t e r s :   7 5 %  
o f  h o u s e h o l d s  h e a d e d  b y  i n d i v i d u a l s  u n d e r  3 5  
y e a r s  o l d  a r e  r e n t e r s .  

 L o w e r - i n c o me  h o u s e h o l d e r s  t e n d  t o  b e  
r e n t e r s :  8 2 %  o f  h o u s e h o l d s  e a r n i n g  l e s s  t h a n  
$ 2 5 , 0 0 0  p e r  y e a r  r e n t  t h e i r  h o m e s ,  a l t h o u g h  
m a n y  o f  t h e s e  h o u s e h o l d s  m a y  b e  s t u d e n t s  
w h o s e  i n c o m e  i s  u n d e r s t a t e d .  

 N o n - f a mi l y  h o u s e h o l d s  ( s i n g l e s  o r  u n - r e l a t e d  
p e o p l e  l i v i n g  t o g e t h e r )  t e n d  t o  b e  r e n t e r s :  
t h e y  a r e  t w i c e  a s  l i k e l y  t o  b e  r e n t e r s .  
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5.  What  are  t he  character ist ics  o f  mul t i - fami ly  hous eholds  i n  Car rol l ton?   
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6.  What  i s  the  future  demand for  hous ing 
in  Ca r rol l ton?  
 S i n c e  2 0 0 0 ,  C a r r o l l t o n ’ s  p o p u l a t i o n  h a s  b e e n  

g r o w i n g  a t  a  c o m p o u n d  a v e r a g e  a n n u a l  g r o w t h  
r a t e  ( C A G R )  o f  1 . 2 %  a n d  i t s  h o u s e h o l d s  h a v e  b e e n  
g r o w i n g  a t  a  r a t e  o f  1 . 0 % .   

 I f  t h e  C i t y  c o n t i n u e s  t h e  1 . 0 %  h o u s e h o l d  g r o w t h  
r a t e  o v e r  t h e  n e x t  d e c a d e  i t  w i l l  a d d  9 1 4  n e w  
h o u s e h o l d s ,  f o r  a n  a v e r a g e  o f  9 1  n e w  h o u s e h o l d s  
p e r  y e a r .  

 T h e  U n i v e r s i t y  o f  W e s t  G e o r g i a  i s  p r o j e c t i n g  f u l l -
t i m e  e n r o l l m e n t  t o  g r o w  a t  1 . 7 %  a n n u a l l y  o v e r  t h e  
c o m i n g  d e c a d e .  W e  e s t i m a t e  t h i s  w i l l  g e n e r a t e  
d e m a n d  f o r  5 8 9  o f f - c a m p u s  h o u s i n g  u n i t s  
( a s s u m i n g  a n  a v e r a g e  3 . 1  b e d s  p e r  u n i t )  o r  a n  
a v e r a g e  o f  5 9  u n i t s  p e r  y e a r .   

 C a r r o l l t o n  w i l l  e x p e r i e n c e  d e m a n d  o f  1 5 0  n e w  
h o u s e h o l d s  a n n u a l l y  o v e r  t h e  n e x t  t e n  y e a r s ,  
c o n s i s t i n g  o f  9 1  r e s i d e n t  h o u s e h o l d s  a n d  5 9  
s t u d e n t  h o u s e h o l d s .  

 O f  t h o s e  1 5 0  n e w  h o u s e h o l d s ,  1 0 2  ( 6 8 % )  w i l l  b e  
r e n t e r  h o u s e h o l d s  a n d  4 8  ( 3 2 % )  w i l l  b e  o w n e r  
h o u s e h o l d s .   

 

Housing Demand in Carrollton 2016-2026 

Source: Bleakly 
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7.  What  are  the local  revenue impact  and ser v ice  costs  of  Carro l l ton ’s  mult i -
fami ly  housing inventor y?  

Source: City of Carrollton Proposed FY2015-2016 Budget , Bleakly 

 C a r r o l l t o n  h a s  a v e r a g e  a n n u a l  s e r v i c e  c o s t s  
f r o m  l o c a l  s o u r c e s  o f  $ 3 2 2  p e r  r e s i d e n t  a n d  a  
$ 2 9 6  p e r  l o c a l  e m p l o y e e .   

 B a s e d  o n  t h e  C a r r o l l t o n  C i t y  S c h o o l s ’  
e n r o l l m e n t  o f  4 , 9 3 5  s t u d e n t s ,  t h e  a v e r a g e  c o s t  
o f  e d u c a t i o n  p e r  p u p i l  i s  $ 9 , 2 0 9  p e r  y e a r  a n d  
$ 2 , 7 7 8  p e r  p u p i l  i s  r a i s e d  t h r o u g h  l o c a l  t a x e s .   

 W e  a n a l y z e d  t h e  p u b l i c  r e v e n u e s  a n d  s e r v i c e  
c o s t s  o f  f o u r  s a m p l e  m u l t i - f a m i l y  h o u s i n g  
c o m p l e x e s .   

 The cost of  providing municipal services and 
educating the student-aged population of  the 
four complexes annually  is  estimated to be 
$964,000.    

 These four complexes generate $351,000 in 
local revenue to the City  of  Carrollton and 
Carrollton City  Schools   annually .  
 

 

 Providing services to the residents of  the four 
multi-family  complexes costs  the City  and 
Schools  $613,000 more than the tax revenue 
that is  generated by those complexes.   

 All  four multi-family  complexes sampled are 
generating a s ignif icant annually  revenue def icit  
to the City.    

 T h e  l e v e l  o f  c r i m e  a t  m u l t i - f a m i l y  h o u s i n g  h a s  
r i s e n  d r a m a t i c a l l y  o v e r  t h e  p a s t  s i x  y e a r s  f r o m  
2 4 5  i n c i d e n t s  i n  2 0 1 0  t o  6 1 9  i n c i d e n t s  i n  
2 0 1 5 — a n  1 8 %  a n n u a l  i n c r e a s e .  

 Crime incidents are roughly three t imes more 
l ikely  in  mult i- family  housing than s ingle family  
housing.   

 

 

 



City of Carrollton Multi-Family Housing Needs Assessment 

EXECUTIVE SUMMARY 

10 

POLICY RECOMMENDATIONS 

We  w o u l d  r e co mme n d t h e  C i t y  c o n s i d e r  p o l i c y  c h a nge s  i n  
f i ve  a r e a s :  

1 . P ro mote  g r e ate r  s i n g l e - fami l y :  m u l t i - fami l y  h o u s i n g  
b a l a nc e  b y  e s t a b l i s h i n g  a  d e s i r e d  ra t i o  b e t w e e n  t h e  t w o  
h o u s i n g  t y p e s  a n d  w o r k i n g  o v e r  t i m e  t o  a c h i e ve  t h a t  
b a l a n c e .   

2 . R efo r m zo n i ng  a n d  l a n d  u s e  p o l i c i e s  w h i c h  g o ve r n  f u t ure  
m u l t i - fami l y  d e v e l o p m e n t  t o  a c h i e v e  t h e  d e s i r e d  
o u t c o m e  o f  a  h e a l t h i e r  h o u s i n g  s e c t o r.  

3 . I m prove  t h e  f i sca l  i m pa c t  o f  m u l t i - fami l y  h o u s i n g  o n  t h e  
c i t y  t o  c o v e r  t h e  a d d i t i o n a l  s e r v i c e  c o s t s  a s s o c i at e d  
w i t h  m u l t i fa m i l y  h o u s i n g  c o m p l ex .   C o n s i d e r  
i m p l e m e nt i n g  r e fo r m s  t o  c u r r e n t  r e g u l at o r y  p o l i c i e s  
i n c l u d i n g  h i g h e r  t a p  fe e s ,  h i g h e r  p l a n  r e v i e w  fe e s ,  
i m p a c t  fe e  fo r  p u b l i c  s a fe t y.   

4 . Pa r t n e r  w i t h  U WG t o  i m p ro v e  t h e  q u a l i t y  o f  s t u d e n t  l i fe  
i n  e x i s t i n g  o f f  c a m p u s  h o u s i n g  w h i l e  l e s s e n i n g  n e ga t i ve  
r e s i d e n t  i m p a c t s .  

5 . E n c o urage  t h e  g ra dua l  r e de ve l o pme nt  o f  e x i s t i n g  m u l t i -
fa mi l y  i nve nto r y  —  T h e  c i t y  s h o u l d  a d o p t  a  n u m b e r  o f  
s t ra t e g i e s  t o  e n c o u ra ge  t h e  r e d e v e l o p m e n t  a n d  
i m p ro v e m e n t   o f  e x i s t i n g ,  o l d e r  m u l t i fa m i l y  i nv e n t o r y  
o v e r  t i m e .  

 

 

Zoning and land 
use policies 

Fiscal Impact 

Partner with 
UWG 

Encourage 
redevelopment 

Housing balance  
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 T h e  C i t y  o f  C a r ro l l t o n ’s  
C omprehens i ve P l a n  U pda te ( 2 0 08 -
2 0 2 8 )  C ommuni t y  A g enda  c o n t a i n s  
s e v e ra l  p o l i c y  s t a t e m e nt s  p e r t a i n i n g  
t o  m u l t i - fa m i l y  h o u s i n g .  

 “Preserve stable residential 
neighborhoods.” 

 “Monitor trends in owner/renter 
percentages of housing units and 
assess whether or not the City 
should take actions to 
counterbalance housing needs.” 

 “Consider housing opportunities for 
a diverse population at all  stages 
of l ife and health.” 

 “Development should provide for a 
variety of residential types and 
densities.” 

 T h i s  s t u d y  w i l l  a s s e s s  c u r r e n t  t r e n d s  
a n d  d y n a m i c s  o f  C a r ro l l t o n ’s  m u l t i -
fa m i l y  h o u s i n g  m a r ke t  t h ro u g h  t h e  
l e n s  o f  t h e s e  p o l i c i e s .  
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CARROLLTON’S HOUSING POLICY 

Source: City of Carrollton Comprehensive Plan 
Update: Community Agenda, 2008-2028 
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 This study looks at  three inter-
related aspects of  the balance 
between single-fami ly  and mult i-
family  housing in Carrol lton:  
 People & Households: 

 Who are the people, families, and 
households l iving In Carrollton? 

 Buildings & Housing Units 
 What is the inventory of housing units in 

Carrollton 

 What types of housing exist today? 

 How are housing and construction trends 
changing the housing inventory? 

 Tenure Choices: 
 What is the relationship between 

buildings, people and housing tenure? 

 

 All  of  these aspects are t ight ly  
interwoven.  
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PEOPLE, BUILDINGS AND TENURE CHOICES 

Buildings & 
Housing  Units 

Tenure:  Owners 
& Renters 

People & 
Households 



City of Carrollton Multi-Family Housing Needs Assessment 

INTRODUCTION 
DEFINITIONS:  MULTI-FAMILY HOUSING 

Duplex 

Single-Family 

Single-Family (Subdivision) 

Public Housing 

Split Home 

High Rise Garden Apartments 

Fraternity & 
Sorority 

Dormitory 

Convent 

Townhome 

Lofts 

Prison 
Mid Rise 

Historic 

Student  
Apartment 

Private  
Dorm 

Single-Family Housing Multi-Family Housing Group Quarters 

Dorm 

W h at  d o  w e  m e a n  w h e n  w e  t a l k  a bo u t  h o u s i n g ,  h o us i ng  u n i t s ,  a n d  h o use ho l d s?  

 M u l t i - fa m i l y  h o u s i n g  c o n t a i n s  a  w i d e  ra n g e  o f  h o u s i n g  t y p e s  w h i c h  a p p e a l  t o  a  w i d e  ra n g e  o f  
h o u s e h o l d s .  

 S t u d e n t  a p a r t m e nt s ,  w h i c h  a r e  p r e v a l e n t  i n  C a r ro l l t o n ,  c a n  b e  c l a s s i f i e d  a s  e i t h e r  m u l t i - fa m i l y  
u n i t s  o r  g ro u p  q u a r t e rs ,  b a s e d  o n  l o c a t i o n  a n d  o c c u p a n c y.  
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 H o u s i n g  U n i t :   A  h o u s e ,  a n  a p a r t m e n t ,  a  m o b i l e  h o m e  
o r  t ra i l e r,  a  g ro u p  o f  ro o m s ,  o r  a  s i n g l e  ro o m  o c c u p i e d  
a s  s e p a ra te  l i v i n g  q u a r t e rs ,  o r  i f  v a c a n t ,  i n t e n d e d  fo r  
o c c u p a n c y  a s  s e p a ra t e  l i v i n g  q u a r t e rs .   

 An Occupied Housing Unit  i s  e i ther:  

 Owner-Occupied,  or  

 Renter-Occupied.  

 Vacant Housing Unit:   A  housing unit  is  vacant i f  no one is  
l iv ing in  it  at  the t ime of enumeration,  unless its  occupants 
are only  temporari ly  absent.   

 G ro u p Q u a r te rs :   A l l  p e o p l e  w h o  d o  n o t  l i v e  i n  h o u s i n g  
u n i t s  l i v e  i n  g ro u p  q u a r t e rs .  T h e r e  a r e  t w o  t y p e s  o f  
g ro u p  q u a r t e rs :   

 Institutional Group Quarters ( for example,  correctional 
faci l it ies  for adults,  nursing homes,  and hospice faci l it ies) .  

 Non-Institutional Group Quarters ( for example,  
col lege/university  student housing,  mil itary quarters,  and 
group homes).   

 In most c i t ies and towns, group quarters represents  less 
than 1% of  inventory.  In Carrollton i t  is  14%. 

 H o u s i n g  U n i t s  a n d  G ro u p Q u a rte rs  e n c o m p a s s  t h e  f u l l  
ra n g e  o f  r e s i d e n t i a l  o p t i o n s .  

 

 

      
      

      
      

        
     

     
     

 
 

INTRODUCTION 

15 

HOW THE U.S. CENSUS DEFINES HOUSING AND HOUSEHOLDS 
 H o u se h o l d :   A  h o u s e h o l d  i n c l u d e s  a l l  t h e  

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

 H o w a re  c o l l e ge  s t u de nt s  c o u nte d  b y  t h e  
U . S .  C e nsu s?   C o l l e g e  s t u d e n t s  a r e  a  
s i g n i f i c a n t  p ro p o r t i o n  o f  C a r ro l l t o n ’s  
p o p u l a t i o n .   T h e  U . S .  C e n s u s  B u r e a u  u s e s  
t h e  fo l l o w i n g  r u l e s  w h e n  c o u n t i n g  
s t u d e n t s :   

1. Col lege students l iv ing at  their parental  home 
while attending col lege:   Counted at  their  
parental  home.  

2. Col lege students l iv ing away from their  
parental  home whi le attending col lege ( l iv ing 
either on-campus or off-campus):  Counted at  
the on-campus or off-campus residence 
where they l ive and s leep most of the t ime.  

3. Col lege students l iv ing away from their  
parental  home while attending col lege in the 
U.S.  ( l iv ing either on-campus or off-campus) 
but  s taying at  their  parental  home whi le on 
break or  vacation:  Counted at  the on-campus 
or off-campus residence where they l ive and 
s leep most of the t ime.  

4. People in  col lege/university s tudent housing:   
Counted at  the col lege/univers ity  student 
housing.  

Source:  US Census 2010 Glossary 
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 T h e  b a l a n c e  b e t w e e n  re n te r  a n d  
o w n e r  h o u s i n g  i n  a  c o m m u n i t y  
i s  a n  o u tc o m e  o f  a  c o m p l e x  
i n te ra c t i o n  o f  a  n u m b e r  o f  
fa c t o rs  i n c l u d i n g :    

 Land values in an area,   

 Local land use policies,   

 The historical  pattern of  
development in an area in terms 
of  the relative presence of  both 
residential  and non-residential  
land uses,   

 The level of  suburbanization or 
urbanization that has occurred 
over t ime,  and 

 Special  uses with a residential  
component that are large enough 
(relative to the local economy)  
to have a s ignif icant impact.  

 

 A n o t h e r  ke y  v a r i a b l e  i s  t h e  c h a ra c t e r i s t i c s  a n d  p r e fe r e n c e s  o f  
h o u s e h o l d s  i n  t h e  a r e a .   N a t i o n a l  e c o n o m i c  t r e n d s  a l s o  p l ay  a  
ro l e  i n  t h e  r e l a t i o n s h i p  b e t w e e n  r e n t a l  a n d  o w n e r  h o u s i n g .    

 National data on renter/owner ratios from U.S.  Census data,  
reported by  the Harvard Center for Housing,  shows there have been 
f luctuations over the past 20 years in  the renter/owner ratio  partly 
due to the Great Recession and its  aftermath.    

 The ratio between renter and owner housing has  generally  ranged 
within  a fair ly  constrained band,  with rental  housing accounting for 
between mid-to-low 30% of  the housing stock.   The Great Recession 
clearly  had an impact on the renter to owner ratio,  with renter 
housing increasing from 32% to just  short of  35% over the period, 
while ownership rates dropped from a high of 69% in 2007 to 65% 
by 2013.     
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NATIONAL TENURE TRENDS 

Source: Harvard Center for Housing 

National Tenure Trends, 1995-2013 

Source: Harvard Center for Housing 



City of Carrollton Multi-Family Housing Needs Assessment 17 

CITY OF CARROLLTON, GA 
MULTI-FAMILY HOUSING NEEDS 
ASSESSMENT 
 
TASK 1:  MULTI-FAMILY  
SUPPLY ANALYSIS  
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 T h i s  s e c t i o n  l o o ks  a t  t h e  i nv e n t o r y  o f  h o u s i n g  i n  C a r ro l l  
C o u n t y.   

 How many mult i- family  housing units  are in Carrol l ton? 

 What are the character is t ics those mult i- family  units? 

 How has the mult i- fami ly  inventory changed in recent years? 

 What are the character is t ics of Carrol lton’s rental  apartments? 

 How are rental  apartments distr ibuted geographical ly? 

 How does the student housing market impact the Carro l l ton  
mult i- family  supply? 

 What is  the student housing inventory today,  both  on-  and off-
campus?  

 We a l s o  examine  what  wi l l  be  bu i l t  in  the  near  future .  
 What types of  multi-family  housing units  are in  the 

development pipeline,  either in the permitt ing process or 
under construction? 

 How does the mix of  multi -family  housing built  now compare to 
recent history or to the overal l  housing industry? 

 How wil l  these new housing units  change the balance of  
Carrollton’s  housing inventory? 

M e t ho do l o gy :   Th i s  a n a l ys i s  i s  
b a s e d  o n  a  r ef i n e d  d e m o g ra p h i c  
a n d  h o u s i n g  m o d e l  t o  g e n e ra te  
t h e  2 0 1 6  h o u s i n g  c h a ra c te r i s t i c s  
a n d  f u t u r e  g ro w t h  fo r e c a s t s .  

 T h e  r e f i n e d  m o d e l  i n c o r p o ra te s  
m u l t i p l e  d a t a  s o u r c e s :  

 U.S.  Census 2000 and 2010 
decennial  counts of  population 
and housing.  

 2016 demographic  estimates 
and growth forecasts  from 
Nielsen,  Inc. .  and Woods & 
Poole Economics,  Inc. .  

 Building permit activity  from the 
U.S.  Census Bureau (1997-2015)  

 Permit and housing data 
compiled by the City  of  
Carrollton 

 The City  of  Carrollton’s  2008 
Comprehensive Plan.  
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SUPPLY OVERVIEW 
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 T h e  C i t y  o f  C a r ro l l t o n  h a s  a n  e s t i m a t e d  
1 0 , 4 3 0  h o u s i n g  u n i t s  i n  2 0 1 6 .  

 B e t w e e n  2 0 0 0  a n d  2 0 1 6 ,  C a r ro l l t o n  a d d e d  a n  
e s t i m a te d  2 , 7 5 3  h o u s i n g  u n i t s ,  a n  av e ra g e  o f  
1 7 2  u n i t s  p e r  y e a r.  

 34% of  the housing units  added from 2000 to 
2016 were s ingle-family  units ,  while 7% were 
townhomes,  23% were market apartments,  and 
33% were student apartments.    

 The proportion of  multi-family  housing units  in 
Carrollton increased from 45% in 2000 to 48% in 
2016.  

 Student apartments became a larger share of 
Carrol lton’s  housing inventory,  increasing 
from 11% of units  in  2000 to 17% of al l  units  
in  2016.  

 Townhomes nearly  doubled over the period,  
from 228 to 418 units;  however,  they represent 
just 3% of  Carrollton’s  housing stock.  

 Over the same period,  the City’s  population 
increased by an estimated 4,552 residents while 
the number of  households increased by just 
1,189.  
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CARROLLTON’S HOUSING INVENTORY 
Population, Households, Housing Units & Tenure 
City of Carrollton, 2000, 2010, & 2016 

Source: Nielsen Inc.., U.S. Census ACS 2014, Bleakly 
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 Rente rs  represent  64% of  C arro l l ton’s  
households  today,  compared to  33% 
for  Carro l l  County  and 34%  for  the  
S tate  o f  Georg ia .  
 There are roughly double the proportion 

of renters in Carrollton than in Carroll  
County. 

 

 

 

 Mult i - fami ly  hous ing  represents  48% 
of  Carro l l ton’s  hous ing  stock  today,  
compared to  16% for  C arro l l  County  
and  24%  for  the  S tate  o f  Georg ia .  
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EXISTING TENURE AND HOUSING TYPE Housing Tenure, 2016 

Source: Nielsen Inc.., U.S. Census ACS 2014, Bleakly 
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 I n  C a r ro l l to n ,  4 8 %  o f  r e s i d e n t s  l i v e  i n  m u l t i -
fa m i l y  h o u s i n g  u n i t s .   W h i l e  t h i s  i s  h i g h  r e l a t i ve  
t o  o t h e r  r e g i o n a l  p e e r  c i t i e s ,  C a r ro l l  C o u n t y,  a n d  
t h e  S t a t e ,  i t  i s  c o m m e n s u rat e  w i t h  o t h e r  G e o r g i a  
c i t i e s  w i t h  a  m a j o r  s t a t e  u n i v e rs i t y  p r e s e n c e .   

 F o r  c o n t e x t ,  C a r ro l l to n  i s  c o m p a r e d  t o  f i v e  w e s t  
G e o r g i a  c i t i e s  a n d  f i v e  c o l l e g e  t o w n s  a ro u n d  
G e o r g i a  t h a t  a r e  a l s o  h o m e  t o  m a j o r  s t a t e  
u n i v e rs i t i e s .  

 A m o n g  w e s t  G e o r g i a  c i t i e s ,  C a r ro l l to n  h a s  a  
m u c h  h i g h e r  p ro p o r t i o n  o f  m u l t i - fa m i l y  h o u s i n g ,  
4 8 %  v e rs u s  a  2 9 %  p e e r  av e ra g e .  

 A m o n g  o t h e r  c o l l e g e  t o w n s ,  C a r ro l l to n  i s  m o r e  
c o m p a ra b l e  t o  t h e  av e ra g e  m u l t i - fa m i l y  ra t e  o f  
4 0 % ,  a n d  w e l l  b e l o w  S t a t e s b o ro  a t  5 8 % .  

 C o n c l u s i o n :  C a r r o l l to n ' s  p r o p o r t i o n  o f  m u l t i -
f a m i l y  h o u s i n g  i s  p r o p o r t i o n a l l y  h i g h e r  t h a n  i t s  
p e e r  c i t i e s .  
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HOW CARROLLTON COMPARES TO ITS PEERS: MULTI-FAMILY 

College Town Peers Regional Peer Cities 

Average 40% 

% of Residents Living in Multi-Family Housing 

Source: Nielsen Inc.., US Census ACS 2014, Bleakly 
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Average 60% 

Average 48% 

 I n  C a r ro l l to n  6 4 %  o f  a l l  h o u s e h o l d s  a r e  r e n t e rs .  

 A m o n g  t h e  f i v e  w e s t  G e o r g i a  p e e r  c i t i e s ,  4 8 %  o f  
h o u s e h o l d s  a r e  r e n t e rs .  

 A m o n g  t h e  f i v e  c o l l e g e  t o w n s  a n a l y ze d ,  t h e  
av e ra g e  p e r c e n t  o f  r e n t a l  h o u s e h o l d s  w a s  5 8 % ,  
m a k i n g  C a r ro l l t o n  ro u g h l y  c o m p a ra b l e  t o  t h e s e  
p e e rs ,  b u t  s l i g h t l y  h i g h e r.  

 C o n c l u s i o n :  I n  t e r m s  o f  t h e  p r o p o r t i o n  o f  r e n te r  
h o u s e h o l d s ,  C a r r o l l to n  i s  c o m p a ra b l e  t o  i t s  
c o l l e g e  t o w n  p e e r s  b u t  s i g n i f i c a n t l y  h i g h e r  t h a n  
i t s  w e s t  G e o r g i a  p e e r  c i t i e s .  

   

   

TASK 1:  MULTI-FAMILY SUPPLY ANALYSIS 

22 

HOW CARROLLTON COMPARES TO ITS PEERS: TENURE 

Major State  
University Peers 

Regional Peer Cities 

% of Occupied Households that are Renters 

Source: Nielsen Inc.., US Census ACS 2014, Bleakly 
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HOW CARROLLTON COMPARES TO ITS PEERS:  CITY-SCHOOL BALANCE 
 T h e  U n i v e rs i t y  o f  We s t  G e o r g i a  i s  a  m a j o r  

p r e s e n c e  i n  C a r ro l l t o n .   To  a s s e s s  t h e  
r e l a t i ve  i m p o r t a n c e  o f  t h e  U n i v e rs i t y  t o  t h e  
s u r ro u n d i n g  C i t y,  w e  l o o ke d  a t  t h e  ra t i o  o f  
s t u d e n t  e n ro l l m e nt  t o  t h e  p o p u l a t i o n  o f  
t h e  C i t y  fo r  C a r ro l l t o n  a n d  t h e  p e e r  c o l l e ge  
t o w n s .  

 U W G ’s  t o t a l  e n ro l l m e n t  o f  1 2 , 8 3 4  i s  
e q u i v a l e n t  t o  4 9 %  o f  t h e  p o p u l a t i o n  o f  
C a r ro l l t o n ,  p l a c i n g  i t  ro u g h l y  i n  t h e  m i d d l e  
o f  t h e  p a c k  i n  t e r m s  o f  G e o r g i a  c o l l e g e -
t o w n  p e e r  c i t i e s .   A l l  o f  t h e s e  c i t i e s  ( w i t h  
t h e  e xc e p t i o n  o f  At h e n s )  a r e  m o d e ra t e l y  
s i ze d  c i t i e s  l o c a t e d  a  d i s t a n c e  f ro m  a  m a j o r  
m e t ro p o l i ta n  a r e a ,  w i t h  a  m a j o r  s t a t e  
u n i v e rs i t y.  
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Average 52% 

Population and Enrollment Ratio of Georgia College Towns 

City: Major University 
City 

Population 

Student 
Total 

Enrollment 

Proportion of 
Students to 
Population 

Carrollton: University of West Georgia 26,145 12,834 49% 

Athens-Clarke County: UGA 120,250 36,130 30% 

Dahlonega: Univ. of North Georgia 6,376 7,000 110% 

Milledgeville: Georgia College & State University 19,341 6,889 36% 

Statesboro: Georgia Southern 29,793 20,466 69% 

Valdosta: Valdosta State 55,754 11,302 20% 

Average 42,943 15,770 52% 
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 C o S t a r ,  I n c . .  t r a c k s  r e a l  e s t a t e  s t a t i s t i c s  f o r  m o s t  
l a r g e  m u l t i - f a m i l y  b u i l d i n g s  i n  C a r r o l l t o n .   T h i s  
d a t a  i l l u s t r a t e s  t h e  c h a r a c t e r i s t i c s  o f  t h e  r e g u l a r ,  
s t u d e n t  a n d  s e n i o r  r e n t a l  a p a r t m e n t  m a r k e t .  

 T h e  c h a r a c t e r i s t i c s  o f  t h r e e  c l a s s e s  o f  a p a r t m e n t s  
i n  C a r r o l l t o n  c a n  b e  s u m m a r i z e d  a s  f o l l o w s :  

 Market Apartments:  

 Sampled 3,121 units  in  38 bui ld ings or  apartment 
communit ies .  

 Average apartment unit  is  941 SF,  with an average 
rent of  $670.  

 Student Apartments:  

 Sampled 1,117 units  in  10 complexes .  

 Sample isolated bui ld ings identi f ied by  CoStar  as  
“Student Market”  meaning rented by  the bedroom 
rather  than by  the unit ,  and marketed to students .  

 Average student apartment unit  has 3.1 bedrooms 
and is  1,211 SF,  with an average per-un it  rent of  
$1,340.  

 Senior Apartments 

 Data was avai lab le for  2  senior  apartment 
communit ies  with a  total  of  147 units .  

 S t u d e n t  a p a r t m e n t s  t e n d  t o  e a r n  s i g n i f i c a n t l y  
h i g h e r  r e n t s  t h a n  r e g u l a r  o r  s e n i o r  a p a r t m e n t s .  
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MULTI-FAMILY RENTAL COMPLEXES 
IN CARROLLTON 

Multi-Family Housing In Carrollton, 2016 

Source: CoStar. Inc.,, Bleakly 
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 T h e  m a p  s h o w s  t h e  
d i s t r i b u t i o n  o f  
l a r g e r  ( 1 2 - u n i t s + )  
a p a r t m e n t  
c o m p l exe s  i n  
C a r ro l l t o n ,  w i t h  
d o t  s i ze   
r e p r e s e nt i n g  
c o m p l ex  s i ze .  

 As shown, the 
larger apartment 
complexes tend 
to be distr ibuted 
around the 
periphery of  the 
City  near the 
Highway 166 
Bypass and 
adjacent to UWG. 
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LOCATION OF MULTI-FAMILY INVENTORY IN CARROLLTON 

  

Source: City of Carrollton, CoStar, Inc.., Bleakly 

University of 
West Georgia 



City of Carrollton Multi-Family Housing Needs Assessment 

 

TASK 1:  MULTI-FAMILY SUPPLY ANALYSIS 

26 

MULTI-FAMILY BUILDINGS IN CARROLLTON BY YEAR BUILT     
 T he m ap shows the  

d i st r ibut ion  o f  l a rger  
(60+  un i ts )  
apartm ent  
com plexes  in  
C arro l l ton,  co lor  
coded by  age  o f  
bu i ld ing ,  w i th  g reen  
ind icat ing   bu i l t  
s ince  2001.  
 Newer apartment 

complexes tend to be 
adjacent to UWG, 
while apartments in 
the City ’s core tend 
to be older. 

  

Source: City Of Carrollton, CoStar, Inc.., Bleakly 

University of 
West Georgia 
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STUDENT HOUSING MARKET CHARACTERISTICS 
 T h e  s t u d e n t  h o u s i n g  m a r ke t  i s  a  s i g n i f i c a nt  s e g m e nt  o f  C a r ro l l t o n ’s  h o u s i n g  

m a r ke t  t h a t  i s  e s p e c i a l l y  r e l e va n t  t o  t h e  m u l t i - fa m i l y  s e c t o r.  

 I n  r e c e n t  y e a rs ,  w e  h av e  s e e n  a  n a t i o n - w i d e  s h i f t  i n  d y n a m i c s  o f  h o u s i n g  
m a r ke t s  i n  c o l l e g e  t o w n s  s u c h  a s  C a r ro l l t o n .   F o r  t h i s  r e a s o n ,  i t  i s  i m p o r t a n t  
t o  t a ke  a  m o m e n t  t o  g e t  a  c l e a r e r  u n d e rs t a n d i n g  o f  t h e  s t u d e n t  h o u s i n g  
m a r ke t .  

 S t u d e n t  h o u s i n g  g e n e ra l l y  f i t s  i n t o  o n e  o f  t h r e e  c a t e g o r i e s :  

1. On-campus fac i l it ies– managed by a college or university,  exclusively  for students.  

2. Off-campus independent student housing– created by the private market with no 
aff i l iation to the local col lege other than proximity.  

3. Off-campus aff i l iated student housing– apartment or dorm style units  which are off  
campus but have a contractual relationship with a local col lege or university.  

 C u r r e n t l y,  C a r ro l l t o n  h a s  a  c o m b i n at i o n  o f  o n - c a m p u s  h o u s i n g  ( l o c a t e d  o n  
t h e  U W G  c a m p u s ,  a n d  o p e ra t e d  b y  U W G )  a n d  p r i v a t e - m a r ke t  s t u d e n t  
h o u s i n g .    

 O f f - c a m p u s  a f f i l i a t e d  s t u d e n t  h o u s i n g ,  c u r r e n t l y  d o e s  n o t  h av e  a  
s i g n i f i c a n t  p r e s e n c e  i n  C a r ro l l t o n  b u t  t h a t  i s  l i ke l y  t o  c h a n g e .   A  n e w  
p u b l i c - p r i vat e  p a r t n e rs h i p  m o d e l  o f  s t u d e n t  h o u s i n g  w a s  c r e a t e d  w i t h  a  
2 0 1 4  s t a t e  c o n s t i t u t i o n a l  a m e n d m e n t  s u p p o r t e d  b y  t h e  B o a r d  o f  Re g e n t s  
o f  t h e  U n i v e rs i t y  S y s te m  o f  G e o r g i a .   
 “This  is  very  important for  the Board of  Regents  of  the Univers ity  System of  Georgian 

moving forward with a strong partner  that embraces the l iv ing- learn ing community  
concept for  student housing ,  and we’re  look ing forward to expanding this  across  a l l  of  the 
inst itut ions in  the system.”   -  S us an  R id le y ,  A s soc iate  V ice  C ha nce l lor  f o r  F i s ca l  A f f a i r s  wi th  the  
Univ ers i ty  S y stem o f  Ge org ia  (Georg ia  S tate  Univ .  News 5/20/2015)  
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 T h e  U n i v e rs i t y  o f  We s t  G e o r g i a  h a d  a  t o t a l  
e n ro l l m e n t  o f  1 1 , 7 5 6  i n  fa l l  2 0 1 5  

 S i n c e  2 0 0 1 ,  e n ro l l m e nt  h a s  i n c r e a s e d  f ro m  
1 0 , 4 5 6  t o  1 1 , 7 5 6  t o d ay,  a  3 . 0 %  g ro w t h  ra t e .  

 T h e  U n i v e rs i t y  o f  We s t  G e o r g i a  h a s  3 , 1 7 9  
o n - c a m p u s  h o u s i n g  u n i t s  i n  t h e  fo l l o w i n g  
c a t e g o r i e s :  

 Traditional Dormitories:   624 Beds 

 Apartment-Style Dormitories:  598 Beds 

 Suite Style Hal ls:  1,868 Beds 

 Fraternity & Sorority Housing: 262 Beds 

 

 

 U W G  e n c o u ra g e s  a n  i n c o m i n g  f r e s h m a n  t o  
l i v e  o n - c a m p u s .  

 Current policy targets to house on-campus 85% 
of  incoming freshman outside of  a commuting 
distance (Approximately 1 hour) .  

 U W G  c u r r e n t l y  h a s  n o  i m m e d i at e  p l a n s  t o  
i n c r e a s e  t h e  n u m b e r  o f  o n - c a m p u s  h o u s i n g  
u n i t s .  

 Some older buildings may be replaced but with 
no net change in beds.  

 U W G  h o u s i n g  s t a f f  a n t i c i p at e s  t h a t  n e w  
h o u s i n g  fa c i l i t i e s  m ay  b e  l i ke l y  i n  5 - 1 0  y e a rs  
a s  d e m o g ra p h i c  t r e n d s  d r i v e  a n  i n c r e a s e  i n  
i n c o m i n g  f r e s h m e n .  
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ON-CAMPUS HOUSING AT UNIVERSITY OF WEST GEORGIA  

Source: University System of Georgia 
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 P r i va te  s t u d e n t  a p a r t m e n t s  a r e  a  g ro w i n g  s e g m e n t  o f  
h o u s i n g  i n  C a r ro l l t o n  a n d  o t h e r  c o l l e ge  to w n s  i n  
G e o r g i a .   I n  C a r ro l l t o n ,  1 0  m a j o r  a p a r t m e n t  
c o m m u n i t i e s ,  p l u s  a d d i t i o n a l  s m a l l e r  a p a r t m e n t  
b u i l d i n g s  a n d  to w n h o m e s ,  a re  i d e nt i f i e d  a s  S t u d e nt  
A p a r t m e n t s ,  m e a n i n g  t h e y  ta r ge t  s t u d e n t s  i n  t h e i r  
a d v e r t i s i n g ,  c h a r g e  b y  t h e  b e d  rat h e r  t h a n  t h e  u n i t ,  a n d  
o f fe r  ro o m - m a te  m a tc h i n g  s e r v i c e s .   O r i g i n a l l y  b u i l t  a s  
c o nve n t i o n a l  a p a r t m e nt s  w h i c h  c at e r  t o  s t u d e n t s ,  
i n c re a s i n g l y  t h e s e  fa c i l i t i e s  a r e  c o n s t r u c t e d  i n  a  
d o r m i t o r y  s t y l e  w i t h  s e p a ra t e  b e d ro o m s  r e n t e d  t o  e a c h  
s t u d e n t  a n d  s h a re d  c o m m o n  a re a s  i n  e a c h  s u i t e  o f  
u n i t s .  

 W h i l e  t h e s e  a p a r t m e n t  c o m m u n i t i e s  a re  p r i m a r i l y  
m a r ke te d  t o  s t u d e nt s ,  t h e y  a re  n o t  n e c e s s a r i l y  
r e s t r i c te d  t o  s t u d e n t s ,  a n d  a r e  f r e q u e n t l y  o c c u p i e d  b y  a  
m i x  o f  s t u d e n t s  a n d  n o n - s t u d e n t s .  

 T h e  s t u d e n t  a p a r t m e nt  m a r ke t  g o e s  b e yo n d  t h o s e  
c o m p l e xe s  c o n c e i v e d  a n d  p u r p o s e - b u i l t  a s  s t u d e nt  
a p a r t m e n t s .   I n  s o m e  c a s e s ,  to w n h o m e s  a n d  t ra d i t i o n a l  
a p a r t m e n t s  h av e  b e e n  c o nve r te d ,  m a r ke te d  a n d  l e a s e d  
a s  s t u d e n t  a p a r t m e n t s .  

 

 

C haracter i st ics  o f  the Pr ivate 
S tudent  Housing  Market  
 M a r k e t e d  p r i m a r i l y  t o  s t u d e n t s .  

 U n i q u e  d o r m - l i k e  f l o o r  p l a n s  w i t h  
p r i v a t e  b e d r o o m s  a n d  b a t h r o o m s  
o r g a n i z e d  a r o u n d  a  c o m m o n  a r e a .  

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

 E m p h a s i s  o n  y o u t h - f r i e n d l y  a m e n i t i e s  
s u c h  a s  p o o l s ,  g a m e  r o o m s ,  a n d  
g y m s .  

 R o o m m a t e  m a t c h i n g  s e r v i c e s  
a v a i l a b l e .  

 R e s i d e n t s  a r e  t y p i c a l l y  s t u d e n t s  
o r i g i n a t i n g  f r o m  e l s e w h e r e ,  h o w e v e r  
n o n - s t u d e n t s  a r e  o f t e n  e l i g i b l e  t o  
r e n t .  

 L e a s e  t e r m s  t e n d  t o  b e  s h o r t ,  o f t e n  
l e s s  t h a n  o n e  y e a r .   

 R e s i d e n t s  o f t e n  r e t u r n  t o  f a m i l y  
h o m e  f o r  w e e k e n d s  &  h o l i d a y s .  

 P a r e n t s  o f t e n  s u b s i d i z e  r e n t ,  
m e a n i n g  s t u d e n t s  a r e  o f t e n  a b l e  t o  
p a y  h i g h e r  r e n t s  t h a n  p r e v a i l i n g  
m a r k e t  a v e r a g e s .  
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PRIVATE STUDENT APARTMENTS 
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 S i n c e  2 0 0 0 ,  C a r ro l l t o n ’s  s t u d e n t  a p a r t m e n t  s e g m e n t  h a s  g ro w n  ra p i d l y,  
f ro m  1 1 %  o f  C a r ro l l t o n ’s  h o u s i n g  i nv e n t o r y  i n  2 0 0 0  t o  1 7 %  i n  2 0 1 6 .   I n  
t y p i c a l  h o u s i n g  m a r ke t s ,  t h o s e  n o t  d o m i n a t e d  b y  a  m a j o r  u n i v e rs i t y,  
d o r m i t o r i e s  r e p r e s e nt  l e s s  t h a n  1 %  o f  h o u s i n g  u n i t s .  
 The most common type of unit contains 4 bedrooms, representing 44% of 

student apartment units.  Three-bedroom units represent 30% of the 
inventory. The average unit contains 3.1 bedrooms. 

 The average monthly rent/bedroom is l isted at $449 per unit however, 
due to rent concessions, actual effective market rents appear to be 
signif icantly lower, from $400-$420 per month. 

 The average l isted rent/unit is  $1,397 based on the average of 3.1 
bedrooms per unit. 

 Reported occupancy at student apartments averages 95% (however 
stakeholder interviews have suggested that actual occupancy rates are 
signif icantly lower at certain complexes). 

 77% of the student apartments currently identif ied in Carrollton have 
been built  s ince 2000. 
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PRIVATE STUDENT APARTMENTS 
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 F ro m  2 0 0 0 - 2 0 1 5 ,  t h e  C i t y  o f  C a r ro l l t o n  
i s s u e d  a n  av e ra g e  o f  1 4 0  b u i l d i n g  
p e r m i t s  a n n u a l l y,  o f  w h i c h  5 8 %  w e r e  
fo r  s i n g l e - fa m i l y  d e t a c h e d  h o u s i n g  a n d  
4 2 %  fo r  m u l t i - fa m i l y,  s l i g h t l y  b e l o w  
t h e  m u l t i - fa m i l y ’s  c u r r e n t  p ro p o r t i o n  
o f  4 8 %  o f  t h e  C i t y ’s  h o u s i n g  i nv e n t o r y.  

 S i n c e  t h e  G r e a t  Re c e s s i o n  b e ga n  i n  
2 0 0 8  t h e  d y n a m i c s  o f  d e v e l o p m e n t  i n  
C a r ro l l t o n  h av e  s h i f t e d  s i g n i f i c a nt l y.  

 

 

 P r i o r  t o  t h e  G r e a t  Re c e s s i o n  i n  2 0 0 0 - 2 0 0 8 ,  C a r ro l l t o n  
av e ra g e d  1 9 7  h o u s i n g  p e r m i t s  a n n u a l l y.  

 Single-fami ly  units  represent 65% of permits 

 Multi- fami ly  units  represented 35% of al l  permits.  

 S i n c e  2 0 0 9  t h e  v o l u m e  o f  b u i l d i n g  p e r m i t s  h a s  
d ro p p e d  t o  a n  av e ra g e  o f  o n l y  6 8  u n i t s  a  y e a r  –  a  6 5 %  
d e c l i n e .  

 Single-fami ly  units  represent only  32% of permits issued.  

 Multi- fami ly  units  represented 68% of al l  units  permitted.  

 M u l t i - fa m i l y  p e r m i t s  s p i ke d  i n  2 0 1 3  a n d  t h e  s i n g l e -
fa m i l y  p e r m i t s  h av e  c o n t i n u e d  t o  l a n g u i s h ,  a n d  h av e  
n o t  r e t u r n e d  t o  t h e i r  p r e - re c e s s i o n  l e v e l s .  
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BUILDING PERMIT TRENDS:  CITY OF CARROLLTON 

Source: U.S. Census, SOCDS Building Permit Database 
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DEVELOPMENT PIPELINE 
 T h e  C i t y  o f  C a r ro l l t o n  P l a n n i n g  D e p a r t m e n t  

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

 T h e  c u r r e n t  d e v e l o p m e n t  p i p e l i n e  i n c l u d e s  
8 7 8  u n i t s ,  c o m p r i s e d  o f  6 8 1  m u l t i - fa m i l y  
h o u s i n g  u n i t s ,  1 8 9  s i n g l e - fa m i l y  h o m e s  a n d  8  
t o w n h o m e s .  

 B a s e d  o n  t h e  l a t e s t  av a i l a b l e  d a t a  f ro m  t h e  
C i t y  o f  C a r ro l l t o n :  

 Under Construction:  a total of 105 units are 
under construction. 

 Approved:  A total of 118 single-family homes 
have been approved but have not yet begun 

construction. 

 Plan Review:  324 units are currently in plan 
review, with 316 of those units student 
apartments. 

 On Hold:   An additional 331 units, al l  either 
rental apartments or student apartments, are 
on hold due to the six-month moratorium on 
multi-family housing enacted by the City in 
January of 2016. 

 I f  a l l  t h e  u n i t s  i n  t h e  d e v e l o p m e n t  p i p e l i n e  
w e r e  t o  b e  a p p ro v e d  a n d  c o n s t r u c t e d  o v e r  
t h e  n e x t  t w o  y e a rs ,  t h e  C i t y ’s  ra t i o  o f  m u l t i -
fa m i l y  h o u s i n g  w o u l d  i n c r e a s e  f ro m  4 8 %  i n  
2 0 1 6  t o  5 0 %  i n  2 0 1 8 .  

Source: City Of Carrollton, Bleakly 

City of Carrollton Future Development Pipeline 
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 This sect ion examines the characterist ics  of  the housing and households 
in Carrol lton.  

 This sect ion addresses several  key quest ions:  
 What are the demographic characteristics of Carrollton’s multi-family residents? 

 How has the population in multi-family housing changed over time? 

 How are those demographic characteristics related to the types of housing in 
which Carrollton’s residents choose to live? 

 How are those demographic characteristics related to whether Carrollton’s 
residents choose to rent or own their homes? 
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OVERVIEW 
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 I n  2016 the  C i ty  o f  C arro l l ton  has  an  
est imated populat ion o f  26 , 145  res idents .  
 Carrollton’s population  has grown modestly since 

2000, at a compound average annual growth rate 
(CAAGR) of 1.2%, somewhat slower than Carroll  
County at 1.9% and the state at 1.5%. 

 Population growth over the next ten years is  
expected to continue at the same rate. 

 Household  growth  in  C arro l l ton  has  been 
s l i ght ly  s lower  than  populat ion  growth,  at  
1 . 0% .  
 This is  largely due to the fact that much of 

Carrollton’s growth has occurred in its student 
population, leading to much of the growth being 
captured in “group housing ” rather than 
“households”. 

 As the non-student housing market continues to 
recover from the Great Recession, we expect 
household growth to increase to 1.2%. 
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POPULATION & HOUSEHOLD GROWTH 2000-2016 

CAGR= Compound Average Growth Rate 

Population 
City of 

Carrollton 
Carroll 
County 

State of 
Georgia 

2000 Census 21,602  87,268       8,186,491  

2010 Census 24,388  110,527       9,687,653  

2016 Estimate 26,154  115,963     10,241,260  

2021 Projection 31,920 134,400    10,800,894 

CAGR Growth 2000-2016 1.2% 1.9% 1.5% 

CAGR (Fcst) 2016-2026 1.2% 1.0% 0.9% 

Households 
City of 

Carrollton 
Carroll 
County 

State of 
Georgia 

2000 Census              7,674  31,568       3,006,377  

2010 Census              8,358  39,187       3,585,584  

2016 Estimate              8,963 40,381       3,802,007  

2021 Projection 10,723 46,508 4,411,124 

CAGR Growth 2000-2016 1.0% 1.6% 1.5% 

CAGR (Fcst) 2016-2026 1.2% 0.9% 1.0% 

New Households 2016-2026 1,760 6,127 609,117 

2016 Est. Average 
Household Size 2.56 2.75 2.62 

Source: Nielsen Inc., US Census ACS 2014, Bleakly 
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 Renters  and  res idents  o f  m ul t i - fami ly  un i ts  account  for  a  l a rge  percent  o f  
C arro l l ton’s  hous ing  inventory.  
 Carrollton’s multi-family inventory is 97% renter occupied. 

 However, a signif icant portion of Carrollton’s rental housing inventory is not in apartments: 
36.7% of renters l ive in single-family homes, townhomes or trailers.   
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HOUSING UNITS BY HOUSING-TYPE AND TENURE 

Housing Unit Mix and Tenure Preference,  City of Carrollton, 2014 

  
     
 

     
   

     
     
    

   

Source: Nielsen Inc., US Census ACS 2014, Bleakly 
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A ge  o f  h o use ho l d e r  i s  a n  i m p o rtant  fa c tor  i n  p r e d i c t i n g  w h o  a r e  r e nte rs .  

 T h e  C i t y  o f  C a r ro l l t o n  h a s  a  s i g n i f i c a n t l y  h i g h e r  p ro p o r t i o n  o f  r e s i d e n t s  i n  
t h e  M i l l e n n i a l  g e n e ra t i o n  ( a g e s  ra n g i n g  f ro m  1 6 - 3 3  y e a rs  o l d )  d u e  t o  t h e  
p r e s e n c e  o f  U n i v e rs i t y  o f  We s t  G e o r g i a .  
 In  Carro l l ton,  40% of  res idents  are Mil lenn ia ls ,  compared to 28% in Carrol l  County  and 

25% state-wide .  

 Mil lenn ia ls  and Gen X  res idents  account for  57.6% of  the populat ion.  

 The Median age in Carrol l to n is  28.4 Years,  compared to 34.3 in  Carrol l  County  and 
36.5 in  Georgia .  

 H o u s e h o l d s  h e a d e d  b y  i n d i v i d u a l s  u n d e r  3 5  y e a rs  o l d  m o s t  l i ke l y  t o  b e  
r e n t e rs .  
 In  Carro l l ton,  75% of  households headed by  indiv idua ls  under  35 years  old are renters .  

 In  a l l  other  age categor ies ,  homeowners dominate ,  represent ing 56% to 66% of  a l l  
households .  
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AGE & RENTER HOUSEHOLDS Housing Tenure by Age of  
Head of Household, 2015 
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 Households  in  C arro l l ton  are  
m uch  m ore  l i ke ly  to  be  “Non-
Fami ly ”  households .  
 43% of Carrollton's households 

are non-family households, 
meaning the householders l ive 
alone or with others to whom 
they are not related.  County-
wide, just 29% of households 
are non-family. 

 Household  com pos i t ion  has  a  
st rong corre lat ion  w i th  
hous ing  tenure  cho ice:  
 Just 25% of households formed 

by married couples are renters, 
compared to 81% for other 
families ( including single 
parents) and 75% for non-family 
households. 

 Single-person households, 
which make up 32% of al l  
Carrollton households, are twice 
as l ikely to be renters. 

TASK 2:  MULTI-FAMILY DEMAND ANALYSIS 
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RENTER HOUSEHOLD COMPOSITION 

Source: U.S. Census American 
Community Survey 2014 

Household Characteristics, 2015 

Source: Nielsen Inc.., US Census ACS 2014, 
Bleakly 

Household Characteristics and Tenure Preference, 2014 
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 Average renta l  hous ing  costs  in  
C arro l l ton  cover  a  w ide spectrum.  

 T he m edian m onthly  hous ing  
costs  for  re nters  i s  $789.  
 The majority of renters, 52%, pay 

between $500 and $999 in monthly 
housing costs 

 A signif icant group of renters, 16%, 
have monthly housing costs in the 
$1,000 to $1,500 range, which 
corresponds with many student 
housing units. 

 20% of Carrollton renters pay less 
than $500 (or have non-cash rent). 

 The average rent for a regular 
apartment in Carrollton is $670, 
while the average rent for a student 
apartment (which tends to be larger) 
is  $1,367. 
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RENTAL HOUSING COST CHARACTERISTICS 

Monthly Housing Costs for Renter Households, City of Carrollton, 2014 

Source: U.S. Census ACS 2014 
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 H o u s i n g  t e nure  i s  s t ro n g l y  c o r r e l a te d  w i t h  h o u se ho l d  i n c o me .  

 Lower-income households are much more l ikely  to rent their  homes,  and renter households are more l ikely  to 
have lower household incomes.  

 Of households in the lowest income bracket (earning less than $25,000),  82% rent their  homes.  

 More than half  of  households with income of  less than $50,000 are renters (although many of  these 
households may be students whose income is  often understated).  
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INCOME 

Housing Tenure by Household Income Range 

Source: Nielsen Inc.., US Census ACS 2014, Bleakly 
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ASSESSMENT 
 
TASK 3:  ASSESSMENT OF  
MULTI-FAMILY  
HOUSING NEEDS  
2016-2026  
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 T h is  sec t ion  exam ines  how the  C i ty  o f  C arro l l ton’s  hous ing  needs  are  
l i ke ly  to  change over  the  nex t  ten  years .  

 By  look ing  at  the  current  state  o f  the  populat ion,  hous ing  m arket  and  
pro jec ted res ident  and  student  g rowth t rends in  C arro l l ton,  we  can  
forecast  how m any new people  and  new households  are  l i ke ly  in  
C arro l l ton  over  the  nex t  ten  years .  

 We f i rst  cons ider  l i ke ly  household  g rowth t rends based on  a  
cont inuat ion o f  recent  and  long -term growth  t rends and  growth  
fore casts .  

 We then assess  the  l i ke ly  g rowth  o f  the  UWG student  populat ion  based 
on  enro l lment  h i stor y  and  un ivers i ty  g rowth forecasts .  

 T he f ina l  s tep  i s  to  forecast  the  num ber  o f  new households  in  
C arro l l ton  over  the  nex t  ten  years ,  form   2016 to  2026.  

 B ased on  current  tenure  t rends,  we  est imate  how m any o f  those  new 
households  w i l l  be  owner  households  and  renter  households .  

TASK 3: ASSESSMENT OF MULTI-FAMILY HOUSING 
DEMAND 2016-2026 
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OVERVIEW 
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 S i n c e  2 0 0 0 ,  h o u s e h o l d  g ro w t h  t r e n d s  i n  
C a r ro l l t o n  h av e  b e e n  a t y p i c a l  d u e  t o  s e v e ra l  
fa c t o rs :  

 The Great Recession of  2008-2010 caused general 
population & household growth to s low 
considerably,  to an average annual rate of  1.0%. 

 UWG’s ful l-t ime student enrollment increased by 
80%, increasing the City’s  student population 
s ignif icantly.  

 B a s e d  o n  d e m o g ra p h i c  d a t a ,  h o u s i n g  d a t a ,  
U W G  e n ro l l m e n t  h i s t o r y  a n d  b u i l d i n g  p e r m i t  
i s s u a n c e s ,  w e  c a n  i d e n t i f y  s e v e ra l  g ro w t h  
t r e n d s  f ro m  2 0 0 0 - 2 0 1 6 :  

 Carrollton’s  population grew at 1.2% annually ,  
while households increased at just 1.0%, 
representing 1,289 new households.  

 UWG’s ful l-t ime enrollment grew by 3.7%, 
representing an estimated 1,322 households,  
meaning that student household growth 
outpaced general household growth.  

TASK 3: ASSESSMENT OF NEEDS 2016-2026 
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POPULATION & HOUSEHOLD GROW TRENDS ,  CARROLLTON 2000-2016 

Summary of Population & Household Growth 2000-2016 

Source: Bleakly, Nielsen Inc.., U.S. Census ACS 2014,  
*  Student Households represent off-campus households, adjusted for on-campus commuters.  Estimated to be one student 
household per four full-time enrolled students at UWG based on enrollment and housing trends since 2000. 
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UNIVERSITY OF WEST GEORGIA 

HISTORIC ENROLLMENT TRENDS 

Source: UWG  Housing & Residence Live Auxiliary 
Enterprise Business Plan, 2015.   

UWG Enrollment History and Forecast 

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

 U W G ’ s  g r o w t h  a l s o  h a s  s i g n i f i c a n t  s e c o n d a r y  i m p a c t s ,  i n  t e r m s  o f  
h o u s i n g  d e m a n d  g e n e r a t e d  b y  f a c u l t y  a n d  s t a f f ,  a n d  t h e  e c o n o m i c  
i m p a c t s  o f  t h e  u n i v e r s i t y  a n d  i t s  c o m m u n i t y  o n  t h e  l o c a l  e c o n o m y .  

 S i n c e  2 0 0 2 ,  e n r o l l m e n t  a t  U W G  h a s  o u t p a c e d  t h e  p o p u l a t i o n  a n d  
h o u s e h o l d  g r o w t h  o f  C a r r o l l t o n ’ s  p o p u l a t i o n  a n d  h o u s e h o l d s :   S i n c e  
2 0 0 0 ,  t o t a l  e n r o l l m e n t  h a s  g r o w n  b y  2 . 4 %  a n n u a l l y ,  w h i l e  f u l l - t i m e  
e n r o l l m e n t  h a s  g r o w n  a t  a  r a t e  o f  3 . 7 %  a n n u a l l y .   U W G  a n t i c i p a t e s  a  
s l i g h t l y  s l o w e r  l e v e l  o f  e n r o l l m e n t  g r o w t h  o f  1 . 7 %  o v e r  t h e  n e x t  1 0  
y e a r s .  

 F r o m  2 0 1 6  t o  2 0 2 6  U W G  a n t i c i p a t e s  g r o w t h  o f  a n  a d d i t i o n a l  2 , 2 5 0  f u l l  
t i m e  s t u d e n t s  o v e r  t h e  c o m i n g  d e c a d e ,  o r  a n  a v e r a g e  o f  2 2 5  s t u d e n t s  
p e r  y e a r .  

 

 

Year 
Total 

Enrollment 
Full Time 

Enrollment 
2000 8,966 6,645 

2001 9,030 6,767 

2002 9,675 8,350 

2003 10,255 8,865 

2004 10,216 8,898 

2005 10,154 8,907 

2006 10,163 8,941 

2007 10,677 9,461 

2008 11,252 9,988 

2009 11,500 10,308 

2010 11,283 10,212 

2011 11,646 10,575 

2012 11,769 10,638 

2013 11,929 10,847 

2014 12,206 11,077 

2015 12,834 11,530 

2016 13,184 12,042 

2017 13,749 12,559 

2018 14,066 12,848 

2019 14,047 12,831 

2020 14,119 12,896 

2021 14,363 13,119 

2022 14,611 13,346 

2023 14,864 13,577 

2024 15,120 13,811 

2025 15,382 14,050 

2026 15,647 14,292 
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POPULATION & HOUSEHOLD GROWTH FORECAST 2016-2026 

What  is  the  future  demand for  hous ing  in  
Car rol l ton?  
 S i n c e  2 0 0 0 ,  C a r r o l l t o n ’ s  p o p u l a t i o n  h a s  b e e n  

g r o w i n g  a t  a  c o m p o u n d  a v e r a g e  a n n u a l  g r o w t h  
r a t e  ( C A A G R )  o f  1 . 2 %  a n d  i t s  h o u s e h o l d s  h a v e  
b e e n  g r o w i n g  a t  a  r a t e  o f  1 . 0 % .   

 I f  t h e  C i t y  c o n t i n u e s  t h e  1 . 0 %  h o u s e h o l d  g r o w t h  
r a t e  o v e r  t h e  n e x t  d e c a d e  i t  w i l l  a d d  9 1 4  n e w  
h o u s e h o l d s ,  f o r  a n  a v e r a g e  o f  9 1  n e w  h o u s e h o l d s  
p e r  y e a r .  

 T h e  U n i v e r s i t y  o f  W e s t  G e o r g i a  i s  p r o j e c t i n g  f u l l -
t i m e  e n r o l l m e n t  t o  g r o w  a t  1 . 7 %  a n n u a l l y  o v e r  t h e  
c o m i n g  d e c a d e .  W e  e s t i m a t e  t h i s  w i l l  g e n e r a t e  
d e m a n d  f o r  5 8 9  o f f - c a m p u s  h o u s i n g  u n i t s  
( a s s u m i n g  a n  a v e r a g e  3 . 1  b e d s  p e r  u n i t )  o r  a n  
a v e r a g e  o f  5 9  o f f - c a m p u s  h o u s i n g  u n i t s  p e r  y e a r .   

 C u r r e nt l y  6 4 %  o f  a l l  h o u s e h o l d s  i n  C a r ro l l t o n  
a re  re n te rs ,  h o we v e r  t h e r e  i s  s i g n i f i c a nt  
va r i a t i o n  i n  t h e  te n u re  p re fe re n c e s  o f  s t u d e n t  
h o u s e h o l d s  a n d  re s i d e n t  ( n o n - s t u d e n t )  
h o u s e h o l d s .  
 Student households  ov er whelm ing ly  tend to  rent-  we 

est imate that 95% of  student households  wi l l  be  
renters .  

 For  res ident (non-student)  households ,  50 .5% are 
l ikely  to rent,  and 49.5% are l ikely  to own their  homes.  

Housing Demand in Carrollton 2016-2026 

 C a r r o l l t o n  w i l l  e x p e r i e n c e  d e m a n d  f o r  1 5 0  
n e w  h o u s e h o l d s  a n n u a l l y  o v e r  t h e  n e x t  t e n  
y e a r s ,  c o n s i s t i n g  o f  9 1  r e s i d e n t  h o u s e h o l d s  
a n d  5 9  s t u d e n t  h o u s e h o l d s .  

 O f  t h o s e  1 5 0  n e w  h o u s e h o l d s ,  1 0 2  ( 6 8 % )  w i l l  
b e  r e n t e r  h o u s e h o l d s  a n d  4 8  ( 3 2 % )  w i l l  b e  
o w n e r  h o u s e h o l d s .   
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 T h i s  s e c t i o n  o f  t h e  re p o r t  e xa m i n e s  t h e  f i s c a l  
i m p a c t  o f  m u l t i - fa m i l y  h o u s i n g  i n  t h e  C i t y  o f  
C a r ro l l t o n .   T h e  a n a l y s i s  l o o k s  a t  t h e  b a l a n c e  
b et we e n  t h e  r e ve n u e s  g e n e rate d  b y  m u l t i -
fa m i l y  h o u s i n g  a n d  t h e  c o st  o f  p r o v i d i n g  c i t y  
s e r v i c e s  t o  t h at  h o u s i n g  t o  d et e r m i n e  i f  t h i s  
fo r m  o f  h o u s i n g  i s  a  n et  re ve n u e  ge n e rat o r  o r  a  
n et  c o st  t o  t h e  c i t y,  f ro m  a  m u n i c i p a l  s e r v i c e  
p e rs p e c t i ve .  

 T h e  fo c u s  o f  t h e  a n a l y s i s  i s  o n  r e nta l  
a p a r t m e nt  c o m p l exe s  i n  t h e  c i t y,  s i n c e  t h ey  
re p re s e n t  t h e  b u l k  o f  t h e  m u l t i - fa m i l y  h o u s i n g  
i n ve n t o r y.   We  h ave  i n c l u d e d  b o t h  c o nv e n t i o n a l  
a p a r t m e n t s  a n d  s t u d e n t  h o u s i n g  c o m p l e xe s .  

 We  h ave  u s e d  a n  a ve ra g e  c o st i n g  a p p r o a c h ,  
w h i c h  i s  t h e  m o st  w i d e l y  u s e d  f i s ca l  i m p a c t  
m et h o d o l o g y.   I t  e va l u at e s  l o c a l  go ve r n m e n t a l  
s e r v i c e  c o st s  o n  a n  ave ra ge  p e r - p u p i l ,  p e r -  
re s i d e n t  a n d  p e r - e m p l oy e e  b a s i s ,  s i n c e  t h i s  

t re at s  a l l  s t u d e n t s ,  re s i d e n t s  a n d  e m p l oy e e s  
e q u i t a b l y  o ve r  t i m e  a s  o p p o s e d  t o  l o o k i n g  at  
t h e  s p e c i f i c  a n d  va r y i n g  c u r re n t  c o st s  o f  
i n d i v i d u a l   c i t y  s e r v i c e s .  

 We  a re  fo c u s i n g  o n  m u n i c i p a l  a n d  s c h o o l  
s e r v i c e  c o st s ;  w e  h ave  i n c l u d e d  t h o s e  c o st s  
d i re c t l y  i m p a c t i n g  t h e  c i t y  o f  C a r ro l l t o n  a n d  
n o t  C o u n t y  s e r v i c e s ( t h o u g h  we  b e l i e ve  t h e  
g e n e ra l  o u t co m e s  w o u l d  b e  c o n s i s t e n t  i f  t h e y  
w e r e  i n c l u d e d ) .  

 We  h av e  e m p l oy e d  r e s i d e nt  a n d  s t u d e nt - a g e d  
p o p u l at i o n  m u l t i p l i e r s  f o r  t h e  S t ate  o f  G e o r g i a  
s i n c e  w e  d i d  n o t  h av e  a c c e s s  t o  a c t u a l  re s i d e n t  
a n d  s t u d e n t  co u n t s  p e r  c o m p l e x  fo r  p r i va c y  
re a s o n s .   T h e s e  re s i d e n t  a n d  s t u d e n t  
m u l t i p l i e rs  a re  w i d e l y  u s e d  fo r  s i m i l a r  a n a l y s e s  
s t at e - w i d e .  We  h av e  t e st e d  t h e m  fo r  
re a s o n a b l e n e s s  a ga i n st  l o ca l  c e n s u s  h o u s e h o l d  
e s t i m a t e s .     

47 

THE FISCAL IMPACT OF MULTI-FAMILY HOUSING  
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 T h e  C i t y  o f  C a r ro l l t o n  g e n e ra t e s  6 6 %  o f  i t s  
a n n u a l  r e v e n u e  f ro m  l o c a l  t a xe s  a n d  fe e s .   
P ro p e r t y  t a xe s ,  s a l e s  t a xe s  a n d  f ra n c h i s e  
fe e s  a r e  t h e  t o p  t h r e e  r e v e n u e  s o u r c e s .  

 I n  t h i s  a n a l ys i s  w e  fo c u s  o n  t h e  p ro p e r t y  t a x  
a n d  s a l e s  t a x  p o r t i o n o f  l o c a l  r e v e n u e s .  

MULTI-FAMILY FISCAL IMPACT  
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CARROLLTON LOCAL REVENUES: RESIDENTIAL AND NON-RESIDENTIAL MIX   

• Based on the 2014 Tax Digest for Carrollton, the proportion 
of the digest that is residential and non-residential was 
determined by averaging two measures—the proportion of 
the total digest valuation and the number of parcels.  

  
• Based on an average of these two ratios, we have assumed 

that 40% of Carrollton’s digest is residential and 60% non-
residential, a key measure that is used to allocate local 
service costs in the budget. 

Source: City of Carrollton Proposed FY2015-2016 Budget , Bleakly 

* Resident-oriented budget category 
Source: City of Carrollton Proposed FY2015-2016 Budget , Bleakly 
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The Cost of Carrollton Services Per Resident and Employee 
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MULTI-FAMILY FISCAL IMPACT  

• Using the 2015-2016 budget for Carrollton, it is 
possible to estimate the local governmental 
service costs associated with residential 
properties and non-residential properties in the 
city.  We have evaluated each of the key budget 
categories and allocated those cost based on the 
overall residential split (40% residential/60% 
non-residential) or adjusted that ratio to reflect 
services which are more  focused on residents or 
business operations from our experience in 
similar Georgia cities (shown as categories with 
an asterisk). 

   
• This allocation of resident and non-resident 

service costs was used to derive a per-resident 
and per-employee service cost by dividing the 
total service cost for residential by the city’s 
population and the non-residential costs by the 
number of non-city employees working in 
Carrollton. 

   
• This resulted in an estimated annual service costs 

from local sources of $322 per resident and a 
$296 per local employee.  

* Resident-oriented budget category 
Source: City of Carrollton Proposed FY2015-2016 Budget , US Census, Bleakly 
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B u d g e t a r y  d a t a  fo r  t h e  C a r ro l l t o n  C i t y  S c h o o l s  
i n d i c a te s  t h a t  fo r  t h e  2 0 1 5 - 2 0 1 6  s c h o o l  y e a r  
t o t a l  r e v e n u e  fo r  t h e  C i t y  s c h o o l  s y s t e m  i s  
$ 4 5 . 4  m i l l i o n .  

 A p p rox i m at e l y  $ 1 3 . 7  m i l l i o n  o f  t h e s e  
o p e ra t i n g  f u n d s ,  3 0 % ,  c o m e s  f ro m  l o c a l  
t a xe s ,  w i t h  t h e  b a l a n c e  c o m i n g  f ro m  S t a t e  
a n d  F e d e ra l  f u n d i n g .  

 B a s e d  o n  t h e  C a r ro l l to n ’s  C i t y  S c h o o l s  
e n ro l l m e n t  o f  4 , 9 3 5  s t u d e n t s ,  t h e  av e ra g e  
c o s t  o f  e d u c a t i o n  p e r  p u p i l  i s  $ 9 , 2 0 9  p e r  
y e a r  w i t h  $ 2 , 7 7 8  p e r  p u p i l  i s  ra i s e d  t h ro u g h  
l o c a l  t a xe s .   T h i s  l o c a l  s h a r e  i s  w h a t  w a s  
u s e d  t o  d e t e r m i n e d  t h e  n e t  f i s c a l  i m p a c t  o f  
m u l t i - fa m i l y  h o u s i n g  t o  t h e  C i t y.    
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DETERMINING THE LOCAL COST PER STUDENT IN CARROLLTON SCHOOLS 

Source: Carrollton City Schools, GDOE, Bleakly 

 

Carrollton City Schools: 
Expenditure per Student 



City of Carrollton Multi-Family Housing Needs Assessment 

T he next  four  pa g es  present  a n  a na l ys i s  of  t he 
f i sca l  i mpa ct s  of  a  sa m pl e of  four  mul t i - fa mi l y  
c ompl exes  i n  C a rr o l l ton.  
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South of  Maple Apar t ment s  ( SOMA):  
a n  o l d e r,  2 0 8 - u n i t  a p a r t m e n t  c o m p l e x  
l o c at e d  o n  H ays  M i l l  Ro a d  i n  
C a r ro l l t o n .  

 T h e  c o m p l e x  h a s  a  c u r r e n t  a s s e s s e d  
v a l u e  o f  $ 1 . 2  m i l l i o n  a n d  a n  a s s e s s e d  
v a l u e  o f  $ 5 , 9 0 9  p e r  u n i t .  

 T h e  c o m p l e x  g e n e r a t e s  a p p r o x i m a t e l y  
$ 1 6 , 0 0 0  i n  C i t y  r e v e n u e  a n d  
a p p r o x i m a t e l y  $ 2 8 , 4 0 0  i n  s c h o o l  
r e v e n u e ,  f o r  a  t o t a l  o f  $ 4 4 , 6 6 2  i n  
c o m b i n e d  r e v e n u e .  

 T o t a l  r e v e n u e  f r o m  S O M A  a n d  i t s  
r e s i d e n t  s p e n d i n g  i s  $ 6 6 2 .  

 I t  c o s t s  C a r r o l l t o n  $ 1 4 0 , 3 6 9  a n n u a l l y  
t o  p r o v i d e  s e r v i c e s  t o  S O M A .  I t  c o s t s  
c i t y  s c h o o l s  a n  e s t i m a t e d  $ 1 5 9 , 2 6 4  t o  
e d u c a t e  c h i l d r e n  a t  S O M A ,  f o r  a  t o t a l  
l o c a l  s e r v i c e  c o s t  o f  $ 2 9 9 , 6 3 4 .    

 S O M A  g e n e r a t e s  a  n e t  r e v e n u e  d e f i c i t  
t o  t h e  C i t y  o f  $ 2 5 4 , 9 7 2 .    

Source: City of Carrollton Proposed FY2015-2016 Budget , Bleakly 
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Magnol ia  Lake Apartments:   a  
n e w e r,  2 1 6 - u n i t  a p a r t m e n t  c o m p l ex  
l o c a t e d  o n  B u r n s  Ro a d  i n  C a r ro l l to n .  

 T h e  c o m p l e x  h a s  a  c u r r e n t  a s s e s s e d  
v a l u e  o f  $ 3 . 4 5  m i l l i o n  a n d  a n  
a s s e s s e d  v a l u e  o f  $ 1 5 , 9 7 1  p e r  u n i t .  

 T h e  c o m p l e x  g e n e r a t e s  
a p p r o x i m a t e l y  $ 2 7 , 0 0 0  i n  C i t y  
r e v e n u e  a n d  a p p r o x i m a t e l y  $ 7 1 , 0 0 0  
i n  s c h o o l  r e v e n u e ,  f o r  a  t o t a l  o f  
$ 9 7 , 8 2 3  i n  c o m b i n e d  r e v e n u e .  

 T o t a l  r e v e n u e  f r o m  M a g n o l i a  L a k e  
a n d  i t s  r e s i d e n t  s p e n d i n g  i s  
$ 9 7 , 4 0 3 .  

 I t  c o s t s  C a r r o l l t o n  $ 1 5 5 , 2 9 4  
a n n u a l l y  t o  p r o v i d e  s e r v i c e s  t o  t h e  
r e s i d e n t s .  I t  c o s t s  t h e  c i t y  s c h o o l s  
a n  e s t i m a t e d  $ 1 9 3 , 6 8 2  t o  e d u c a t e  
c h i l d r e n  a t  t h e  c o m p l e x ,  f o r  a  t o t a l  
l o c a l  s e r v i c e  c o s t  o f  $ 3 4 8 , 9 7 6 .    

 M a g n o l i a  L a k e  g e n e r a t e s  a  n e t  
r e v e n u e  d e f i c i t  t o  t h e  C i t y  o f  
$ 2 5 1 , 1 5 4 .    
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Source: City of Carrollton Proposed FY2015-2016 Budget , Bleakly 
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Mayfa ir  Apartments:  a  n e w e r,  1 2 0 -
u n i t  a p a r t m e n t  c o m p l ex  l o c a t e d  o n  
C o l u m b i a  D r i v e  i n  C a r ro l l t o n .  

 T h e  c o m p l e x  h a s  a  c u r r e n t  a s s e s s e d  
v a l u e  o f  $ 2 . 0 8  m i l l i o n  a n d  a n  
a s s e s s e d  v a l u e  o f  $ 1 7 , 3 2 4  p e r  u n i t .  

 T h e  c o m p l e x  g e n e r a t e s  
a p p r o x i m a t e l y  $ 1 6 , 0 0 0  i n  C i t y  
r e v e n u e  a n d  a p p r o x i m a t e l y  
$ 4 2 , 5 0 0 i n  s c h o o l  r e v e n u e ,  f o r  a  t o t a l  
o f  $ 5 8 , 1 8 7  i n  c o m b i n e d  r e v e n u e .  

 T o t a l  r e v e n u e  f r o m  M a y f a i r  a n d  i t s  
r e s i d e n t  s p e n d i n g  i s  $ 5 7 , 9 5 4 .  

 I t  c o s t s  C a r r o l l t o n  $ 7 6 , 9 5 8  a n n u a l l y  
t o  p r o v i d e  s e r v i c e s  t o  t h e  r e s i d e n t s .  
I t  c o s t s  t h e  c i t y  s c h o o l s  a n  e s t i m a t e d  
$ 7 3 , 8 9 5  t o  e d u c a t e  c h i l d r e n  a t  t h e  
c o m p l e x ,  f o r  a  t o t a l  l o c a l  s e r v i c e  
c o s t  o f  $ 1 5 0 , 8 5 3 .    

 M a y f a i r  g e n e r a t e s  a  n e t  r e v e n u e  
d e f i c i t  t o  t h e  C i t y  o f  $ 9 2 , 6 6 6 .   
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Source: City of Carrollton Proposed FY2015-2016 Budget , Bleakly 
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Haven West:  a  n e w e r,  5 6 8 - b e d  
s t u d e n t  a p a r t m e n t  c o m p l e x  l o c a t e d  
o n  L o v v o r n  Ro a d  i n  C a r ro l l t o n .  

 T h e  c o m p l e x  h a s  a  c u r r e n t  a s s e s s e d  
v a l u e  o f  $ 4 . 5 7  m i l l i o n  a n d  a n  
a s s e s s e d  v a l u e  o f  $ 8 , 0 5 0  p e r  b e d  
( r o u g h l y  e q u i v a l e n t  t o  $ 2 4 , 9 5 3 / u n i t  
a s s u m i n g  a n  a v e r a g e  o f  3 . 1  b e d s / u n i t ) .  

 T h e  c o m p l e x  g e n e r a t e s  a p p r o x i m a t e l y  
$ 5 0 , 0 0 0  i n  C i t y  r e v e n u e  a n d  
a p p r o x i m a t e l y  $ 1 0 1 , 0 0 0  i n  s c h o o l  
r e v e n u e ,  f o r  a  t o t a l  o f  $ 1 5 0 , 7 3 6  i n  
c o m b i n e d  r e v e n u e .  

 T o t a l  r e v e n u e  f r o m  H a v e n  W e s t  a n d  
i t s  r e s i d e n t  s t u d e n t  s p e n d i n g  i s  
$ 1 4 5 , 4 9 1 .  

 I t  c o s t s  C a r r o l l t o n  $ 1 6 4 , 6 0 6  a n n u a l l y  
t o  p r o v i d e  s e r v i c e s  t o  t h e  r e s i d e n t s .  
C i t y  s c h o o l s  i n c u r  n o  c o s t s  s i n c e  
t h e r e  a r e  n o  s c h o o l - a g e d  c h i l d r e n  a t  
t h e  c o m p l e x .  T h e  t o t a l  l o c a l  s e r v i c e  
c o s t  i s  t h e r e f o r e ,  $ 1 6 4 , 6 0 6 .    

 H a v e n  W e s t  g e n e r a t e s  a  n e t  r e v e n u e  
d e f i c i t  t o  t h e  C i t y  o f  $ 1 3 , 8 7 1 .    
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Source: City of Carrollton Proposed FY2015-2016 Budget , Bleakly 
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 A  s a m p l e  o f  fo u r  m u l t i - fa m i l y  a p a r t m e n t  
c o m p l exe s  i n  C a r ro l l t o n  w e r e  a n a l y ze d  f ro m  a  
f i s c a l  i m p a c t  p e rs p e c t i v e  i n  t h e  p r e c e d i n g  
p a g e s .   T h e  fo u r  c o m p l exe s  a r e  S O M A ,  
M a g n o l i a  L a ke ,  M ay fa i r  a n d  We s t  H av e n .   T h e  
f i r s t  t h r e e  a r e  c o nv e n t i o n a l  a p a r t m e nt s ,  We s t  
H av e n  i s  a  s t u d e n t  a p a r t m e n t  c o m p l e x .  

 T h e  fo u r  c o m p l exe s  h o u s e  a n  e s t i m at e d  1 , 6 8 8  
r e s i d e n t s ,  o f  t h o s e  r e s i d e nt s  a n  e s t i m a te d  1 6 0  
a r e  s c h o o l - a g e d  c h i l d r e n .   

 T h e  c o m b i n e d  r e v e n u e  ( C i t y  a n d  S c h o o l s  
p ro p e r t y  t a x  a n d  e s t i m at e d  l o c a l  s a l e s  t a x  
g e n e ra t e d  b y  r e s i d e n t  s p e n d i n g )  g e n e ra t e d  b y  
t h e  fo u r  c o m p l exe s  a n n u a l l y  i s  $ 3 5 1 , 0 0 0 .  

 T h e  c o s t  o f  p ro v i d i n g  m u n i c i p a l  s e r v i c e s  a n d  
e d u c a t i n g  t h e  s t u d e n t - a g e d  p o p u l a t i o n  o f  t h e  
fo u r  c o m p l exe s  a n n u a l l y  i s  e s t i m a t e d  t o  b e  
$ 9 6 4 , 0 0 0 .    

 P ro v i d i n g  s e r v i c e s  t o  t h e  r e s i d e n t s  o f  t h e  fo u r  
m u l t i - fa m i l y  c o m p l e xe s  c o s t s  t h e  C i t y  a n d  
S c h o o l s  $ 6 1 3 , 0 0 0  m o r e  t h a n  t h e  t a x  r e v e n u e  
t h a t  i s  g e n e ra t e d  b y  t h o s e  c o m p l e xe s .   

 A l l  fo u r  m u l t i - fa m i l y  c o m p l e xe s  s a m p l e d  a r e  
g e n e ra t i n g  a  s i g n i f i c a n t  a n n u a l l y  r e v e n u e  
d e f i c i t .    

 T h i s  f i s c a l  r e v e n u e  ga p  i s  l a r g e l y  d r i v e n  b y  t h e  
l o w  p ro p e r t y  t a x  a p p ra i s a l  v a l u e s  a n d  t h e  2 5 %  
s a l e s  t a x  s p l i t  w i t h  C a r ro l l  C o u n t y  a s  m u c h  a s  
t h e  s e r v i c e  c o s t s  o f  m u l t i - fa m i l y  h o u s i n g  a l o n e .  

 T hus ,  b a s ed o n  t h i s  a na l ys i s ,  m ul t i - fa mi l y  
h ous i ng  r epresent s  a  net  f i s ca l  b u r den  t o  t he 
C i t y  a n d  S c hool s .    
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 C r i m e  d a t a  fo r  a  s a m p l e  o f  1 0  
c o nv e n t i o n a l  a n d  1 3  s t u d e n t  
a p a r t m e n t  c o m p l exe s  w a s  p ro v i d e d  b y  
t h e  C a r ro l l t o n  Po l i c e .  

 T h e  d a t a  i s  fo r  t o t a l  p o l i c e  i n c i d e nt s ,  
w h i c h  i s  a ny  a c t i v i t y  t h a t  r e s u l t s  i n  a  
w r i t t e n  r e p o r t ,  e xc l u d i n g  t ra f f i c  
v i o l a t i o n s .   

 I t  s h o w s  t h a t  o v e r  a  s i x  y e a r  p e r i o d  
t h e  t o t a l  n u m b e r  o f  p o l i c e  i n c i d e nt s  a t  
s t u d e n t  a n d  c o nv e n t i o n a l  a p a r t m e n t s  
i n c r e a s e d  b y  a n  1 8 %  c o m p o u n d  a n n u a l  
av e ra g e  ra t e -  g ro w i n g  f ro m  2 4 5  t o  6 1 9  
i n c i d e nt s  o v e r  t h e  s i x  y e a rs .  

 I n c i d e nt s  i n  c o nv e n t i o n a l  a p a r t m e nt s  
i n c r e a s e d  b y  1 5 %  c o m p o u n d e d  
a n n u a l l y ;  a n d  i n  s t u d e n t  h o u s i n g  b y  
2 0 %  c o m p o u n d e d  a n n u a l l y.  

 I n  2 0 1 5  t h e r e  w e r e  2 3  i n c i d e n t s  p e r  
1 0 0  m u l t i - fa m i l y  u n i t s  v e rs e s  o n l y  8  
i n c i d e nt s  p e r  1 0 0  s i n g l e  fa m i l y  u n i t s .    

 T hus ,  t here h a s  b een a  r i s i ng  n umber  o f  
p o l i ce i nc i dent s  i n  m ul t i - fa mi l y  h o us i ng  
i n  C a r r ol l ton  o v er  t he p a s t  s i x  y ea r s .  
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CRIME RATES OVER TIME, STUDENT & CONVENTIONAL APARTMENTS  

Incident: Any crime where a report is written excluding traffic violations. 
Source: City of Carrollton Police 2016 

Annual Crime Incidents in Multi-Family Housing 2010-2015  
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 T h e  d a t a  i n  t h e  a c c o m p a ny i n g  t a b l e s  
r e p o r t s  t h e  t o t a l  p o l i c e  i n c i d e n t s  
w h i c h  o c c u r r e d  a t  a  s a m p l e  o f  1 3  
s t u d e n t  a p a r t m e n t  c o m p l e xe s  a n d  1 0  
c o nv e n t i o n a l  a p a r t m e nt  c o m p l exe s  i n  
C a r ro l l t o n ,  G A .   

 A  p o l i c e  i n c i d e nt  i s  a ny  a c t i o n  w h i c h  
r e s u l t s  i n  a  w r i t t e n  r e p o r t ,  e xc l u d i n g  
t ra f f i c  v i o l a t i o n s .   

 A s  s h o w n ,  t h e  i n c i d e nt  ra t e  i s  s l i g h t l y  
h i g h e r  i n  t h e  s t u d e n t  a p a r t m e nt s  a t  
. 2 8  p e r  u n i t  v e rs e s  . 1 9  p e r  u n i t  fo r  
c o nv e n t i o n a l  a p a r t m e nt s .   

 T h e r e  a r e  s e v e ra l  p ro j e c t s  w h i c h  h av e  
a  s i g n i f i c a n t l y  h i g h e r  i n c i d e n t  ra t e  
t h a t  t h e  av e ra g e :   C a r ro l l t o n  
P l a c e / C ro s s i n g ,  R i v e r  E d g e ,  t h e  
V i l l a g e s  a n d  C a r ro l l wo o d  a l l  h av e  
m o r e  i n c i d e n t s  p e r  u n i t  t h a t  t h e i r  
p e e rs .   

 T h e  p o l i c e  i n c i d e n t s  a r e  s i g n i f i c a nt l y  
h i g h e r  i n  a p a r t m e n t  c o m p l e xe s  t h a n  
i n  s i n g l e  fa m i l y  r e s i d e n c e s .    
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2015 INCIDENTS BY COMPLEX  

Incident: Any crime where a report is written excluding traffic violations. 
Source: City of Carrollton Police 2016 

Annual Crime Incidents 2015 by Multi-Family Complex 
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 Carrollton has a disproportionate level 
of multi-family housing compared to its 
peer cities. 

 Permit activity since 2009 has been 
dominated by multi-family housing— 
68% of all  permits issued. 

 Housing demand projections for 
Carrollton call  for a modest expansion of 
multi-family  inventory over coming 
decade of 1,071 units, or an average of 
107 per year (with existing vacancies 
able to absorb a portion of that 
demand).   

 Student housing as been the most 
rapidly growing segment of multi-family 
housing.  864 units have been added 
since 2000 and 300+ more are currently 
in the development pipeline. Students 
will  represent approximately 50% of 
future multi-family demand. 

 Enrollment forecast for UWG indicate 
modest growth in demand for additional 
student housing units in next ten years.  

 From a fiscal impact perspective, multi-family 
housing is generating revenue deficits for the 
city when the cost of service is compared to 
the revenue generated.  Student housing is in 
a more neutral fiscal posture due to the 
absence of school age children and the 
services they require. 

 The incidence of crime at multi-family 
housing has risen dramatically over the past 
six years from 245 incidents in 2010 to 619 
incidents in 2015— an 18% annual increase. 

 Crime incidents are roughly three times more 
likely in multi-family housing than single 
family housing.  
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T he  go a l  o f  t he  C i t y  o f  C a rro l l to n  s hou l d  be  
to  pre s e r ve  a nd  e n ha nc e  t h e  o pe rat io n  o f  
i t s  c ur re nt  a n d  f ut ure  mul t i - fami l y  ho u s i n g  
i nve nto r y,  g i ve n  i t s  i mpo r ta nc e  to  many  o f  
t h e  c i t y ’s  r e s i d e nt s  w i t h  m o de rate  i n co me s .  

T he  C i t y  s ho u l d  a l so  co ns i d e r  t h e  
i mpo r ta nc e  o f  t h e  st u de nt  ho us i ng  se gme nt  
o f  t he  mul t i - fami l y  i nve nto r y  bo t h  to  
a c h i e v i n g  t he  e d ucat i o na l  mi ss i o n  of  t he  
U n i ve rs i t y  o f  We st  Ge o rg i a  b ut  a l so  i n  t he  
l o n g  ra nge  b e n ef i t  to  Ca r ro l l to n  f rom t he  
s ubsta nt i a l  po s i t i ve  e co no mi c  i mpa c t  w hi c h  
re su l t s  f ro m be i ng  t h e  ho me  o f  U WG.   
A d dre ss i ng  t h e  c ur re nt  o f f - ca mpus  st u d e nt  
ho us i ng  i s su e s  s hou l d  be  a  co nc e r n  to  bo t h  
U WG a n d  t he  C i t y  o f  C ar ro l l to n  d ue  to  t h e  
n e gat i ve  i mpre ss i o n  i t  ca n  ca st  upo n  bo t h  
t h e  U n i ve rs i t y  a n d  t h e  C i t y  

 

G i v e n  t h e s e  g o a l s ,  w e  w o u l d  r e c o m m e n d  t h e  C i t y  
c o n s i d e r  p o l i c y  c h a n g e s  i n  f i v e  a r e a s :  

1 . P r o m o te  g r e a t e r  s i n g l e - f a m i l y / m u l t i - f a m i l y  
h o u s i n g  b a l a n c e   b y  e s t a b l i s h i n g  a  d e s i r e d  r a t i o  
b e t w e e n  t h e  t w o  h o u s i n g  t y p e s  a n d  w o r k i n g  o v e r  
t i m e  t o  a c h i e v e  t h a t  b a l a n c e .   

2 . R e f o r m  z o n i n g  a n d  l a n d  u s e  p o l i c i e s  w h i c h  g o v e r n  
f u t u r e  m u l t i - f a m i l y  d e v e l o p m e n t  t o  a c h i e v e  t h e  
d e s i r e d  o u t c o m e  o f  a  h e a l t h i e r  h o u s i n g  s e c t o r .  

3 . I m p r o v e  t h e  f i s c a l  i m p a c t  o f  M u l t i - f a m i l y  h o u s i n g  
o n  t h e  c i t y  t o  c o v e r  t h e  a d d i t i o n a l  s e r v i c e  c o s t s  
a s s o c i a t e d  w i t h  m u l t i f a m i l y  h o u s i n g  c o m p l e x .   
C o n s i d e r  i m p l e m e n t i n g  r e f o r m s  t o  c u r r e n t  
r e g u l a t o r y  p o l i c i e s  i n c l u d i n g  h i g h e r  t a p  f e e s ,  
h i g h e r  p l a n  r e v i e w  f e e s ,  a n d  p o s s i b l y  i m p a c t  f e e s .  

4 . P a r t n e r  w i t h  U W G  t o  i m p r o v e  t h e  q u a l i t y  o f  
s t u d e n t  l i f e  i n  e x i s t i n g  o f f  c a m p u s  h o u s i n g  w h i l e  
l e s s e n i n g  n e g a t i v e  r e s i d e n t  i m p a c t s  

5 . E n c o u r a g e  t h e  r e d e v e l o p m e n t  o f  e x i s t i n g  m u l t i -
f a m i l y  i n v e n t o r y —  T h e  c i t y  s h o u l d  a d o p t  a  n u m b e r  
o f  s t r a t e g i e s  t o  e n c o u r a g e  t h e  r e d e v e l o p m e n t  a n d  
i m p r o v e m e n t   o f  e x i s t i n g ,  o l d e r  m u l t i f a m i l y  
i n v e n t o r y  o v e r  t i m e .    
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 T h e  d a t a  p r e s e n te d  e a r l i e r  i n  t h i s  r e p o r t  h a s  
s h o w n  t h a t  C a r ro l l t o n  h a s  a  h i g h  p ro p o r t i o n  o f  
m u l t i - fa m i l y  h o u s i n g  a n d  a  r e l a t i ve l y  h i g h  
p ro p o r t i o n  o f  r e n t e r - o c c u p i e d  h o u s i n g  
 48% of  Carro l l ton’s  housing inventory  is  mult i - fami ly  

compared to 24% statewide in Georgia .  

 Among Carro l l ton’s  regiona l  peer  c it ies  mult i fami ly  is  29% 
of  the stock,  among the Col lege Town peers  i t  is  40%.  

 64% of  Carro l l ton’s  households are renters  versus 34% 
statewide.   

 Among Carro l l ton’s  regiona l  peer  c it ies  48% of  households 
are renters  and among col lege town peers  60% are 
renters .  

 B y  a ny  c o m p a ra b l e  m e a s u re  C a r ro l l t o n  h a s  a n  
i m b a l a n c e  o f  m u l t i - fa m i l y  h o u s i n g  a n d  a  h i g h  ra t e  
o f  r e n t e r  h o u s e h o l d s .   T h i s  i m b a l a n c e  h a s  a  
n u m b e r  o f  c o n s e q u e n c e s  t h a t  i m p a c t  t h e  l o n g  
t e r m  w e l l - b e i n g  o f  t h e  C i t y.   
 I t  creates a  f iscal  burden on c ity  f inances ,  due to the 

higher  serv ice costs  which are not of fset  by  project  
revenues .  

 I t  creates a  growing level  of  cr ime at  concentrated 
locat ions without a  compensat ing tax  base to pay  for  the 
increased cost.  

 The c ity  does not have the balance between 
homeownersh ip and rental  housing that  is  typica l ly  found 
in other  Georgia  communit ies .   

 

 T h e  l a r g e  s u p p l y  o f  m u l t i - fa m i l y  h o u s i n g  i n  
C a r ro l l t o n  i s  l i ke l y  a  fa c t o r  i n  t h e  C i t y ’s  
r e l a t i ve l y  l o w  r e n t s  a n d  p ro p e r t y  v a l u e s ,  
w h i c h  u l t i m a t e l y  l i m i t s  t h e  e c o n o m i c  a n d  
f i s c a l  p ro d u c t i v i t y  o f  t h e  h o u s i n g  i nv e n t o r y,  
l e a d i n g  t o  d e fe r r e d  m a i n t e n a n c e  a n d  d i s -
i n c e n t i v i z i n g  t o  r e i nv e st m e n t .   

 To  a d d r e s s  t h e s e  i s s u e s ,  t h e  C i t y  m ay  w i s h  
t o  c o n s i d e r  s e t t i n g  a  l o n g  ra n g e  p o l i c y  g o a l  
o f  a c h i e v i n g  a  b a l a n c e  o f  3 5 - 4 0 %  m u l t i fa m i l y  
h o u s i n g  a n d  6 0 - 6 5 %  s i n g l e  fa m i l y  h o u s i n g  i n  
t h e  f u t u r e .    

 M o r e  s p e c i f i c a l l y,  t h e  c i t y  m ay  w a n t  t o  
c o n s i d e r i n g  l i m i t i n g  f u t u r e  p e r m i t  a p p ro va l s  
i n  a  g i v e n  y e a r  t o  t h i s  ra t i o  a n d  m o n i t o r  i t s  
i m p a c t s  o v e r  t h e  c o m i n g  d e c a d e .  S i n c e  2 0 0 0 ,  
t h e  c i t y  h a s  b e e n  a p p ro v i n g  a n  av e ra g e  o f  
1 4 0  u n i t s  p e r  y e a r  t h ro u g h  i t s  p e r m i t t i n g  
p ro c e s s .  T h i s  w o u l d  s u g g e st  a  t a r g e t e d  m i x  
o f  8 0 - 9 0  s i n g l e  fa m i l y  p e r m i t s  a n d  5 0 - 6 0  
m u l t i - fa m i l y  p e r m i t s  p e r  y e a r.  

 Re d e v e l o p m e n t  o f  e x i s t i n g  m u l t i - fa m i l y  
h o u s i n g  c o u l d  b e  e xe m p t  f ro m  t h e s e  t a r g e t s  
a s  a  w ay  t o  e n c o u ra g e  r e d e v e l o p m e nt .   
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 Pr ivate  student  hous ing  has  been the  
fastest  g rowing  rea l  estate  segm ent  in  
C arro l l ton  s ince  2000,  and  now 
represents  an  est im ated 17% of  the  
C i ty ’s  hous ing  un i ts .  
 Carrollton’s Uniform Development Ordinance 

is not equipped to address the special 
regulation challenges of private student 
dormitories.   

 Private student dorms have emerged from 
relative obscurity to a dominant market 
position over a relatively short period of 
t ime, in Carrollton as well  as college-
centered communities across the Country.  
As a result, many cit ies are currently 
struggling to adapt their zoning and land use 
regulations. 

 T he key  cha l lenges  to  c raf t ing  publ i c  
po l i cy  to  best  m anage pr i vate  student  
dorm i tor ies  are :  
 Definition:   

 What def ines a private student dorm?   

 How is  it  dif ferent from an on-campus 
student housing and conventional housing?   

 What are the physical  characteristics of  a 
dormitory,  as opposed to the usage 
characteristics? 

 Regulation:   

 How can we best  manage the placement,  
construct ion,  and use of future private 
dormitories?  

 How should regulat ions be applied to private 
dorms the same or different ly  from 
conventional  mult i- fami ly  apartments?   

 How wil l  changes in  one area of the 
regulatory environment impact other bui ld ing 
types? 
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C a r ro l l t o n ’s  U D O  e q u a t e s  “ D o r m i to r y ”  w i t h  
“ ”m u l t i fa m i l y  d we l l i n g ”  s u c h  t h a t  t h e  U D O  
c a n n o t  b e  u s e d  to  a d d re s s  p r i va t e  s t u d e n t  
d o r m i t o r i e s ,  w h i c h  r e p re s e n t  m u c h  o f  t h e  C i t y ’s  
c u r r e n t  h o u s i n g  i nv e n t o r y,  a n d  t h e  m a j o r i t y  o f  
t h e  C i t y ’s  n e w  h o u s i n g  s i n c e  2 0 0 0 .  

T h e  U D O  d e f i n e s  ke y  t e r m s  a s  fo l l o w s :  

 “ D o r m i t o r y .   A  b u i l d i n g  i n  w h i c h  l o d g i n g  o r  
b o a r d i n g  a n d  l o d g i n g  a r e  p r o v i d e d  f o r  m o r e  
t h a n  f i v e  p e o p l e  n o t  o f  t h e  s a m e  f a m i l y  u n i t ,  
f o r  c o m p e n s a t i o n  a n d  n o t  n e c e s s a r i l y  o p e n  t o  
t h e  p u b l i c .  F o r  t h e  p u r p o s e s  o f  a d m i n i s t e r i n g  
t h i s  U D O ,  d o r m i t o r i e s  s h a l l  b e  c o n s i d e r e d  
m u l t i - f a m i l y  d w e l l i n g s . ”  

 “ D w e l l i n g ,  M u l t i f a m i l y .  A  b u i l d i n g  e i t h e r  
d e s i g n e d ,  c o n s t r u c t e d ,  a l t e r e d  o r  u s e d  f o r  m o r e  
t h a n  t w o  a d j o i n i n g  d w e l l i n g  u n i t s ,  w i t h  e a c h  
d w e l l i n g  u n i t  h a v i n g  a  p a r t y  w a l l  o r  p a r t y  f l o o r -
c e i l i n g  c o n n e c t i n g  i t  t o  a t  l e a s t  o n e  o t h e r  
d w e l l i n g  u n i t  i n  t h e  b u i l d i n g . ”  

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

S o u r c e :   [ U D O  1 . 0 9 . 0 1 ] .   

 

 T h i s  ra i s e s  s e v e ra l  i s s u e s :  

 Student housing is  typically  leased by the 
bed, while conditional housing is typically 
leased by the unit .  Student housing leases 
generally tend to be f ixed to a s ingle 
academic year. 

 Student housing has usage characteristics 
distinct  from conventional housing, 
particularly in regards to parking, noise, 
parties  and gatherings, and other issues 
which often cause conflict quality of l ife. 

 “Dwell ing Units” are defined “designed for 
the occupancy of …of persons l iving as a 
family ”, whereas students l iving in a 
Dormitory  typically do not f it  this profi le. 
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R e co mme n dat i o ns :  

 A m e nd  t h e  U n i fo r m D e ve l o pme nt  O r d i na nc e  
d e f i n i t i o n  o f  D o r mi to r y  t o  s e v e r  t h e  
e q u i v a l e n c y  w i t h  m u l t i - fa m i l y  d w e l l i n g s  a n d  
d e f i n e  d o r m i t o r y  a s  i t s  o w n  e n t i t y.  

 Ke y  e l e m e n t s  d e f i n i n g  t h e  r e v i s e d  d e f i n i t i o n  
o f  “ ” D o r m i t o r y ”  s h o u l d  i n c l u d e  s o m e  
c o m b i n at i o n  o f  t h e  fo l l o w i n g :  

 Leased by the bed or bedroom, without the 
exclusive use of  pr ivate k itchen faci l it ies  

 Multiple bedrooms sharing common kitchen 
faci l it ies  

 Housing three or more people not of  the same 
family  unit 

 Distinguish dormitories owned by educational 
institutions from privately-owned dormitories 

 T h e  s p e c i f i c  l a n g u a g e  fo r  t h e  n e w  d e f i n i t i o n  
o f  “d o r m i t o r y ”  s h o u l d  b e  c ra f t e d  b y  a n  
a t t o r n e y  o r  l a n d  u s e  p l a n n e r  w i t h  e x t e n s i ve  
zo n i n g  a n d  l a n d  u s e  e x p e r i e n c e .    

 

 T h e  “ D o r m i t o r y ”  l a n d  u s e  c o u l d  b e  
s u b j e c t e d  t o  r e v i s e d  o r  a d d i t i o n a l  
c o n d i t i o n s  i n  o n e  o f  fo u r  w ay s :  

1. Provide supplemental standards for the 
Dormitory land use detai led in the UDO, 

2. Require a Special  Use Permit,  which would 
require that the use complies with 
supplemental standards as well  as  
authorization by the Mayor and City  
Council .  

3. Create a “Dormitory” overlay distr ict to that 
would def ine desired concentrations of  
student housing.   L imit permitting of  
dormitories to areas zoned MR within the 
overlay distr ict,  and require that 
dormitories meet supplemental.  
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A s  i n  m o st  c o m m u n i t i e s ,  m u l t i fa m i l y  h o u s i n g  
o p e ra te s  a t  a  n e t  l o s s  i n  te r m s  o f  c i t y  a n d  s c h o o l  
s e r v i c e s .   T h i s  p ro b l e m  i s  p a r t i c u l a r l y  a c u t e  i n  
C a r ro l l t o n  d u e  t o  t h e  l o w  v a l u e  o f  m o s t  o f  t h e  
a p a r t m e n t  i nv e n t o r y,  d u e  to  t h e  m o d e s t  r e n t  l e ve l s  
t h a t  c a n  b e  a c h i e ve d .  A s  a  r e s u l t ,  p ro p e r t y  a n d  s a l e s  
t axe s  d o  n o t  o f f - s e t  l o c a l  s e r v i c e  c o s t s .  Po l i c i e s  
w h i c h  c a n  o f f - s e t  s o m e  o f  t h e  re ve n u e  l o s s  f ro m  
m u l t i - fa m i l y  h o u s i n g  c o u l d  i n c l u d e  t h e  fo l l o w i n g :  

 N e w m u l t i - fa mi l y  d e ma nd  w i l l  b e  m o d e st  

 Future mult i - fami ly  demand est imates are modest;  with  
the except ion of the replacement of o lder un its,  there is  
no need to  rap id ly  expand the mult i- fami ly  housing 
inventory.  

 C o n s i d e r  i m po s i ng  i m pa c t  fe e s  fo r  p u b l i c  s a fe ty  

 This could be an opt ion,  part icu lar ly  for f ire and publ ic  
safety cots.  The State of Georgia t ight ly  regulates the 
use of  impact fees to off-set  the costs associated with 
prov id ing the infrastructure needed for  four serv ices,  
pol ice,  f i re,  parks and transportat ion (O.C.G.A.36-71).  
The imposit ion of an impact fee must to t ied c losely to  
the cost  of prov id ing the needed infrastructure in  each 
of these four areas and not to cover operat ing and 
maintenance service costs.    

 For example,  whi le pol ice serv ice costs appear  
higher in mult i fami ly  housing,  the port ion of these 
costs re lated to  operat ions  rather than in i t ia l  
in frastructure are not  e l ig ib le  for use of impact  
fees.   

 I n c re ase  p l a n  r e v i e w/ tap  a n d  p e r mi t t i n g  fe e s  

 I t  may be possib le  to recoup some of  the addit ional  
cost  of serv ic ing mult i- fami ly  hous ing through 
higher p lan rev iew,  tap fees and permitt ing  fees.  
However,  l ike impact fees these would  be one-t ime 
charges and service demands are a recurring costs.   
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 T h e re  a r e  t y p i c a l l y  t h r e e  t y p e s  o f  s t u d e n t  
h o u s i n g  i n  G e o r g i a :  
 On-Campus dormitories  or  s tudent apartments  

contro l led by  the Univers i ty  

 Off-Campus student housing complexes ,  pr ivate ly  
owned but af f i l ia ted with the Univers ity  

 Off-Campus student housing complexes which  are  
independent .  

 I n  C a r ro l l to n ,  o n l y  t wo  o f  t h e s e  t y p e s  o f  
s t u d e n t  h o u s i n g  a re  p r e s e n t :  T h e  U n i ve rs i t y  o f  
We st  G e o rg i a  h a s  3 , 1 0 0 +  o n - c a m p u s  h o u s i n g  
u n i t s .   T h e re  i s  c u r r e n t l y  o v e r  1 , 1 0 0  
i n d e p e n d e n t  s t u d e n t  h o u s i n g  u n i t s  w i t h  a n  
a d d i t i o n a l  3 0 0 +  u n i t s  i n  t h e  d e ve l o p m e n t  
p i p e l i n e .   

 T h e re  a r e  n o  o f f - c a m p u s  s t u d e n t  h o u s i n g  
u n i t s  w h i c h  a r e  a f f i l i a t e d  w i t h  U W G  o r  W G T.  

 Po l i c e  i n c i d e n t s  h ave  e s c a l a t e d  i n  t h e s e  
d e ve l o p m e nt s  o ve r  t h e  p a s t  s i x  ye a rs ,  l e a d i n g  
t o   n e ga t i v e  p e rc e p t i o n s  o f  U W G  a n d  
C a r ro l l t o n  fo r  m a ny  o f  t h e  s t u d e n t s ,  a s  w e l l  a s  
i n c re a s e d  p u b l i c  s a fe t y  c o s t s  a n d  p o s s i b l e  
n e ga t i v e  i m p a c t s  to  t h e  r e p u t a t i o n  o f  t h e  C i t y,  
U W G ,  a n d  We s t  G e o r g i a  Te c h .  

 We  b e l i e ve  t h a t  o f f - c a m p u s  s t u d e n t  h o u s i n g  i n  
C a r ro l l t o n  c o u l d  b e  i m p ro ve d  t o  t h e  b e n ef i t  o f  
t h e  c i t y,  t h e  u n i ve rs i t i e s ,  t h e  o w n e rs  o f  t h e  
h o u s i n g  a n d  t h e i r  r e s i d e n t s  b y  i m p l e m e n t i n g  
s e v e ra l  r e fo r m s :  

 Create a Joint Student Life and Safety Task 
Force – the Task Force would be comprised of 
representatives of the City, UWG and  WGT, 
the student housing landlords,  and 
student/tenant representatives.  Init ial ly the 
Task Force would meet on a bi-monthly basis 
to address issues of  mutual concern such as 
reported incidences,  shared communications 
between c ity police, campus police and 
building security,  other issues of mutual 
interest.  

 Meetings should be co-chaired by the City 
Manager and Director of the Department of 
Housing and Student L ife at  UWG to ensure 
recommendations wil l  be implemented. 
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 E nco ura ge  U WG  to  I mp l e me nt  a n  O ff - C a mpus  
Ho us i ng  S e r v i c e  A gre e me nt  pro gra m wi t h  
pr ivate  st ud e nt  hou s i n g  o p e rato rs .   U WG  h a s  
b e e n  wo r k i n g  o n  e s ta b l i s h i n g  a n  a f f i l i a t i o n  
w i t h  ex i s t i n g  o f f - c a m p u s  s t u d e n t  h o u s i n g  
c o m p l e xe s  t o  a s s u re  a  m i n i m u m  l e ve l  o f  
o p e ra t i o n a l  a n d  s e r v i c e  q u a l i t y  to  i t s  p o t e n t i a l  
s t u d e n t  re s i d e n t s ,  w h i l e  p ro v i d i n g  a  r e fe r ra l  
n e t wo r k  fo r  o f f - c a m p u s  h o u s i n g  t o  i t s  s t u d e nt  
p o p u l a t i o n .  U WG  i s  h o p ef u l  to  b e g i n  
i m p l e m e n ta t i o n  o f  t h e  p ro g ra m  i n  2 0 1 6 ,  
s u b j e c t  t o  f i n a l  a d m i n i s t rat i v e  a p p ro va l .   A s  
p l a n n e d ,  i t  h a s  s e ve ra l  ke y  e l e m e n t s  t h a t  wo u l d  
h e l p  w i t h  t h e  c o o rd i n a t i o n  o f  m a n a ge m e n t  o f  
o f f - c a m p u s  h o u s i n g :  

 It  would be vo luntary,  so ex ist ing and future 
student housing operators would need to  opt- in .   
The operators would  l ike ly  f ind  that part ic ipat ion  
would have s ignif icant marketing value.  

 The student housing operators would agree to 
pr ior it ize rent ing to students,  to separate students 
from non-students in  shared rooms/units.  

 The Univers i ty  would receive an annual modest fee 
from the operators to offset  administrat ion costs.  

 Rental  rates are agreed to by the un ivers i ty  and 
owner,  and t ied to the on-campus housing rates with  

an annual escalator.  

 The operator must provide an on-cal l  staf f  member 
in the complex to monitor act iv ity  and respond to  
concerns.  

 The operator wi l l  work  with Univers ity  Hous ing and 
Res ident  L ife  staf f  on  emergency  management and 
coord inat ion with student l i fe act iv i t ies and 
addressing parental  concerns.  

 Project  management  would agree to terminate 
leases of students who have v io lated un ivers i ty  
pol ic ies,  have behav ioral  issues,  payment issues and 
enforcement of the University 's  code of conduct.  

 The creat ion of an af f i l iat ion between UWG and the 
off-campus student complexes should prov ide an  
extra layer of administrat ive overs ight and 
coord inat ion  that should  improve the env ironment  
for students in  theses fac i l i t ies and lessen the issues 
ar is ing from student and non-student cohabitat ion.  
We ant ic ipate that the Serv ice Agreement wi l l  be 
adopted by a major ity  of the off-campus complexes  
over t ime due to  its  many benef i ts  to  both part ies.    
This  is  a very pos it ive approach which should be 
supported by the city .  

 Having the Off-Campus Hous ing Serv ice agreement in  
place should  be a requirement  of  future zoning 
requests for al l  student housing projects.   
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I n  N o v e m b e r  2 0 1 4  t h e  U n i v e rs i t y  S y s t e m  o f  G e o r g i a  
( U S G )  e n ga g e d  i n  a  c o m p e t i t i ve  b i d d i n g  p ro c e s s  t o  
p r i v a t i ze  t h e  d e v e l o p m e n t  a n d  m a n a g e m e n t  o f  o n -
c a m p u s  u n i v e rs i t y  h o u s i n g  i n  n i n e  o f  i t s  2 9  m e m b e r  
i n s t i t u t i o n s .   

 U n d e r  t h i s  a p p ro a c h ,  C o r v i a s  C a m p u s  L i v i n g ,  t h e  
w i n n i n g  b i d d e r,   w i l l  b e  r e s p o n s i b l e  f o r  t h e  
m a n a g e m e n t  o f  6 , 1 9 5  e x i s t i n g  o n - c a m p u s  h o u s i n g  
b e d s  a n d  d e v e l o p m e n t  o f  a n  a d d i t i o n a l  3 , 6 8 3  
a d d i t i o n a l  b e d s  o n  t h o s e  c a m p u s e s .    

 U n d e r  t h i s  a p p r o a c h  U S G  w i l l  r e c e i v e  a  l o n g  t e r m  
l e a s e  a g r e e m e n t  w i t h  C o r v i a s  w h o  w i l l  b e  
r e s p o n s i b l e  f o r  m a n a g i n g  t h e  o n - c a m p u s  h o u s i n g  a s  
w e l l  a s  f i n a n c i n g  a n d  c o n s t r u c t i n g  t h e  a d d i t i o n a l  
c o n t r a c t e d  o n - c a m p u s  u n i t s .   T h e  U S G  w a s  a b l e  t o  
t r a n s f e r  i t s  c u r r e n t  d e b t  o b l i g a t i o n s  f r o m  e x i s t i n g  
o n - c a m p u s  h o u s i n g  t o  C o r v i a s ,  w h i c h  r e p r e s e n t s  a  
$ 3 0 0  m i l l i o n  s a v i n g s  t o  U S G .   

 T h e  i m p l e m e n t a t i o n  o f  P h a s e  I  o f  t h e  P 3  i n i t i a t i v e  
o c c u r r e d  i n  2 0 1 5  a n d  2 0 1 6  w i t h  a  s e c o n d  r o u n d  o f  
i n s t i t u t i o n s  b e i n g  p r o p o s e d  f o r  P h a s e  I I .   W h i l e  n o  
a n n o u n c e m e n t  h a s  b e e n  m a d e ,  U W G  h o u s i n g  
o f f i c i a l s  i n d i c a t e d  t h a t  i t  w a s  l i k e l y  t h a t  U W G  w o u l d  
b e  i n c l u d e d  i n  t h e  n e x t  r o u n d  o f  t h e  P 3  p r o c e s s .  

 T h e  f u t u r e  i m p a c t  t o  U W G  a n d  t h e  C i t y  o f  
C a r ro l l t o n  f ro m  t h i s  i n i t i a t i v e  o n  m u l t i -
fa m i l y  h o u s i n g  i s  u n s p e c i f i e d  a t  t h i s  t i m e  
b u t  c o u l d  b e  s u b st a n t i a l .   At  a  m i n i m u m ,  
C o r v i a s  w o u l d  b e  r e s p o n s i b l e  fo r  
m a i n t a i n i n g  t h e  e x i s t i n g  3 , 1 0 0  b e d s  o f  o n -
c a m p u s  h o u s i n g  w h i c h  s h o u l d  h av e  n o  
m a r ke t  i m p a c t .   I t s  g r e a t e s t  i m p a c t  c o u l d  b e  
i n  t h e  e x p a n s i o n  o f  t h e  i nv e n t o r y  o f  o n -
c a m p u s  u n i t s ,  w h i c h  w o u l d  d i r e c t l y  i m p a c t  
t h e  m a ny  o f f - c a m p u s  p r i v a t e  s t u d e n t  
h o u s i n g  c o m p l exe s .   T h e  U W G  H o u s i n g  O f f i c e  
i n d i c a te d  t h a t  t h e y  s h o u l d  h av e  a d d i t i o n a l  
i n s i g ht s  a b o u t  t h e  l o c a l  i m p a c t  o f  t h e  U W G  
P 3  i n i t i a t i ve  i n  t h e  n e x t  1 2  t o  1 8  m o n t h s .   

 W h i l e  t h e  U S G  P 3  I n i t i a t i ve  h a s  t h e  p o t e n t i a l  
t o  h av e  a  m a j o r  i m p a c t  o n  s t u d e n t  a n d  
m u l t i - fa m i l y  h o u s i n g  a t  U W G  a n d  C a r ro l l t o n ,  
w e  w o u l d  s u g g e st  p ro c e e d i n g  w i t h  t h e  
e a r l i e r  p a r t n e r i n g  s t e p s  n o w,  ra t h e r  t h a n  
w a i t  u n t i l  t h e  s p e c i f i c  e f fe c t s  o f  t h e  P 3  
I n i t i a t i v e  a r e  k n o w n .  We  b e l i e ve  t h e s e  
r e c o m m e n d at i o n s  fo r  c r e a t i n g  b e t t e r  
l i n ka g e s  w i t h  o f f - c a m p u s  h o u s i n g  r e q u i r e  
i m m e d i a te  a c t i o n .     
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 A s  s h o w n  i n  t h e  a n a l ys i s ,  t h e re  i s  a  s u b st a n t i a l  
i nve nt o r y  o f  o l d e r  m u l t i - fa m i l y  u n i t s  i n  
C a r ro l l t o n .   We  e s t i m a te d  t h e re  a r e  1 1  
c o m p l e xe s  w i t h  1 , 2 0 0 +  u n i t s  t h a t  a re  o ve r  2 5  
ye a rs  o l d  a n d  w o u l d  b e  i d e a l  c a n d i d a t e s  fo r  
r e d e ve l o p m e n t .   We  w o u l d  s u g g e s t  fo u r  
a p p ro a c h e s  to  t h e  g ra d u a l  r e d e ve l o p m e n t  o f  
t h e  c i t y ’s  o l d e r  m u l t i - fa m i l y  i nv e n t o r y :  

1. Increase Existing Density:  Provide current 
owners and/or developers additional density 
on existing MF sites if  redeveloped. Currently 
most complexes are ten units  to the acre.  
Typically project economics would allow 
developers to acquire existing low density 
multifamily sites if  they could achieve an 
overal l  density of 25-35 units .  Current zoning 
in Carrollton does not permit this level of  
multi-family density elsewhere in the city,  
which would make this incentive to redevelop 
existing projects f inancially appealing. 

2. Property Tax Abatement for Redevelopment:  
Offer a ten year property tax abatement on the 
incremental value after redevelopment 
through a bonds for t it le agreement.   This  
would allow the current or new owners to 

improve the property without seeing their 
property taxes increase due to the 
improvement for a period up to ten years.  It  
would help defray the cost of the abatement.  
The abatement could by 100% of the value of 
the improvements for f ive years and gradually 
decline in 20% increments until  ful l  taxes are 
paid in the 11th year.  

3. Site Acquisit ion/Sale:  Have the Carrol lton DDA 
or another similar entity acquire one or more 
of the existing complexes an offer i t  at a 
reduced price for redevelopment. This would 
require the DDA to generate the funding to pay 
for the property and be reimbursed from the 
eventual sale and through future tax payments. 

4. Conversion of Market Rate to Senior Housing:  
Encourage the conversion of older market rate 
apartments to senior independent l iving units,  
possibil ity church sponsored.   

 

RECOMMENDATIONS  

69 

5. ENCOURAGE THE REDEVELOPMENT OF EXISTING MULTI-FAMILY HOUSING 

 



City of Carrollton Multi-Family Housing Needs Assessment 

A c c u r a c y  o f  R e p o r t :  E v e r y  r e a s o n a b l e  e f f o r t  h a s  b e e n  m a d e  t o  
i n s u r e  t h a t  t h e  d a t a  d e v e l o p e d  i n  t h i s  a s s i g n m e n t  w i l l  r e f l e c t  t h e  
m o s t  a c c u r a t e  a n d  t i m e l y  i n f o r m a t i o n  p o s s i b l e  a n d  i s  b e l i e v e d  t o  
b e  r e l i a b l e .   T h i s  c o n s u l t i n g  a s s i g n m e n t  w i l l  b e  b a s e d  o n  e s t i m a t e s ,  
a s s u m p t i o n s  a n d  o t h e r  i n f o r m a t i o n  d e v e l o p e d  b y  B l e a k l y  A d v i s o r y  
G r o u p  ( “ B A G ” )  f r o m  i t s  i n d e p e n d e n t  r e s e a r c h  e f f o r t s ,  g e n e r a l  
i n d u s t r y  k n o w l e d g e  a n d  c o n s u l t a t i o n s  w i t h  t h e  c l i e n t  f o r  t h i s  
a s s i g n m e n t  a n d  i t s  r e p r e s e n t a t i v e s .  N o  r e s p o n s i b i l i t y  i s  a s s u m e d  
f o r  i n a c c u r a c i e s  i n  r e p o r t i n g  b y  t h e  c l i e n t ,  i t s  a g e n t s  o r  
r e p r e s e n t a t i v e s  o r  a n y  o t h e r  d a t a  s o u r c e  u s e d  i n  p r e p a r i n g  o r  
p r e s e n t i n g  t h i s  s t u d y .   T h e  r e s e a r c h  a n d  r e p o r t s  w i l l  b e  b a s e d  o n  
i n f o r m a t i o n  t h a t  i s  c u r r e n t  a s  o f  t h e  d a t e  o f  t h e  r e p o r t .  B A G  
a s s u m e s  n o  r e s p o n s i b i l i t y  t o  u p d a t e  t h e  i n f o r m a t i o n  a f t e r  t h e  d a t e  
o f  t h e  r e p o r t .   T h e  r e s e a r c h  m a y  c o n t a i n  p r o s p e c t i v e  f i n a n c i a l  
i n f o r m a t i o n ,  e s t i m a t e s  o r  o p i n i o n s  t h a t  r e p r e s e n t  o u r  v i e w  o f  
r e a s o n a b l e  e x p e c t a t i o n s  a t  a  p a r t i c u l a r  p o i n t  i n  t i m e ,  b u t  s u c h  
i n f o r m a t i o n ,  e s t i m a t e s  o r  o p i n i o n s  a r e  n o t  o f f e r e d  a s  p r e d i c t i o n s  
o r  a s  a s s u r a n c e s  t h a t  a  p a r t i c u l a r  o u t c o m e  w i l l  o c c u r .   A c t u a l  
r e s u l t s  a c h i e v e d  d u r i n g  t h e  p e r i o d  c o v e r e d  b y  o u r  p r o s p e c t i v e  
a n a l y s i s  m a y  v a r y  f r o m  t h o s e  d e s c r i b e d  o n  o u r  r e s e a r c h  a n d  r e p o r t  
a n d  v a r i a t i o n s  m a y  b e  m a t e r i a l .   T h e r e f o r e ,  n o r  w a r r a n t y  o r  
r e p r e s e n t a t i o n  i s  m a d e  b y  B A G  t h a t  a n y  o f  t h e  p r o j e c t e d  v a l u e s  o r  
r e s u l t s  c o n t a i n e d  i n  t h e  w o r k  p r o d u c t  f r o m  t h i s  a s s i g n m e n t  w i l l  
a c t u a l l y  b e  a c h i e v e d .    

 

U s a g e  o f  R e p o r t :  T h e  r e s e a r c h  p r o d u c t  m a y  n o t  b e  u s e d ,  i n  w h o l e  
o r  i n  p a r t ,  i n  a n y  p u b l i c  o r  p r i v a t e  o f f e r i n g  o f  s e c u r i t i e s  o r  o t h e r  
s i m i l a r  p u r p o s e  b y  t h e  c l i e n t  w i t h o u t  f i r s t  o b t a i n i n g  t h e  p r i o r  
w r i t t e n  c o n s e n t  o f  B A G .  

 

T e r m i n a t i o n :   S h o u l d  y o u  d e t e r m i n e  t o  t e r m i n a t e  t h i s  a g r e e m e n t  
f o r  a n y  r e a s o n  y o u  a g r e e  t o  s o  n o t i f y  B A G  v i a  l e t t e r  a n d  a g r e e  t o  
p a y  f o r  w o r k  c o m p l e t e d  b y  B A G  u p  t o  t h e  d a t e  o f  t h e  n o t i f i c a t i o n  o f  
t e r m i n a t i o n .   

 

E n t i r e t y  o f  A g r e e m e n t :  T h e  t e r m s  a n d  c o n d i t i o n s  o f  t h i s  a g r e e m e n t  
e m b o d y  t h e  e n t i r e t y  o f  t h e  a g r e e m e n t  a n d  u n d e r s t a n d i n g  b e t w e e n  
t h e  p a r t i e s  h e r e t o  a n d  t h e r e  a r e  n o  o t h e r  a g r e e m e n t s  a n d  
u n d e r s t a n d i n g s ,  o r a l  o r  w r i t t e n ,  w i t h  r e f e r e n c e  t o  t h e  m a t t e r  
h e r e o f  t h a t  a r e  n o t  m e r g e d  h e r e i n  a n d  s u p e r s e d e d  h e r e b y .   N o  
a l t e r n a t i o n ,  c h a n g e  o r  m o d i f i c a t i o n  o f  t h e  t e r m s  o f  t h e  a g r e e m e n t  
s h a l l  b e  v a l i d  u n l e s s  m a d e  i n  w r i t i n g  a n d  s i g n e d  b y  b o t h  p a r t i e s .  

 

D i s p u t e  R e s o l u t i o n :  I f  a  d i s p u t e  a r i s e s  o u t  o f  o r  r e l a t e d  t o  t h i s  
a g r e e m e n t ,  o r  t h e  b r e a c h  t h e r e o f ,  t h e  p a r t i e s  w i l l  a t t e m p t  t o  
s e t t l e  t h e  m a t t e r  t h r o u g h  a m i c a b l e  d i s c u s s i o n .   I f  n o  a g r e e m e n t  
c a n  b e  r e a c h e d ,  t h e  p a r t i e s  a g r e e  t o  u s e  m e d i a t i o n  b e f o r e  
r e s o r t i n g  t o  a  j u d i c i a l  f o r u m .   T h e  c o s t  o f  t h e  t h i r d  p a r t y  m e d i a t o r  
w i l l  b e  s h a r e d  e q u a l l y  b y  t h e  p a r t i e s .   

 

L i m i t a t i o n  o f  L i a b i l i t y :  T h e  c l i e n t  a g r e e s  t h a t  a s  a  r e s u l t  o f  a n y  
m e d i a t i o n  o r  l e g a l  a c t i o n  r e s u l t i n g  f r o m  t h i s  a s s i g n m e n t  B A G ’ s  
m a x i m u m  l i a b i l i t y  i s  l i m i t e d  t o  t h e  f e e s  i t  r e c e i v e s  f o r  t h e  
a s s i g n m e n t .    
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