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STUDY 
AREA
GEORGIA COUNTIES

• Chattahoochee
• Harris
• Marion
• Muscogee
• Stewart
• Talbot

ALABAMA COUNTIES

• Lee

• Russell



What is Workforce Housing?

• Area Median Income (AMI, HUD, MSAs)
• Median Household Income (MHI, Census)
• Renters and owners
• 80%-120% AMI
• Under 80% is subsidized

AREA MEDIAN INCOME HOUSING CATEGORIES



Who is Your Workforce?

* Average wages by industry for Columbus-Muscogee 8-county region



Regional Wages and Affordability 
MEDIAN HOUSEHOLD INCOME

REGIONAL MEDIAN HOUSEHOLD INCOME:  $58,500



HOUSING MARKET ANALYSIS +
WORKFORCE HOUSING NEEDS ASSESSMENT

THE STUDY



Online Surveys, Focus Groups + Interviews
PUBLIC PARTICIPATION

ONLINE SURVEY RESPONSES: 433

FOCUS GROUPS + INTERVIEWS: 100+



KEY STAKEHOLDERS

• Over 100 Interviewed
• Elected Officials
• Appointed Board Members 
• Local Government Staff
• Nonprofit Leaders
• Realtors
• Real Estate Developers

FOCUS GROUPS + INTERVIEWS



STUDY FORMAT
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Georgia County Population Trends 
2020-  2023

County % population gains and losses from July 
2020 to July 2023. The higher the growth rate, the 
darker the green. The higher the loss rate, the 
darker the red.

Source:  U.S. Census

Rank County 2020 Population 2023 Population Growth Change

1 Long 16,270 19,594 20.4% 3,324

2 Dawson 27,065 31,732 17.3% 4,667

3 Jackson 76,712 88,615 15.5% 11,903

4 Jasper 14,674 16,455 12.2% 1,781

5 Barrow 84,040 92,792 10.5% 8,752

6 Bryan 45,059 49,739 10.4% 4,680

7 Lamar 18,546 20,401 10.0% 1,855

8 Walton 97,187 106,702 9.8% 9,515

9 Effingham 65,149 71,541 9.8% 6,392

10 Banks 18,087 19,789 9.4% 1,702



Georgia County Population Trends 
2020-  2023

County % population gains and losses from July 
2020 to July 2023. The higher the growth rate, the 
darker the green. The higher the loss rate, the 
darker the red.

Rank County 2020 Population 2023 Population Growth Change

1 Telfair 12,476 10,920 –12.4% –1,556

2 Stewart 5,307 4,674 –11.9% –633

3 Chattahoochee 9,473 8,661 –8.6% –812

4 Irwin 9,647 9,120 –5.5% –527

5 Wheeler 7,449 7,081 –4.9% –368

6 Terrell 9,134 8,718 –4.6% –416

7 Randolph 6,370 6,078 –4.6% –292

8 Miller 5,994 5,747 –4.1% –247

9 Twiggs 8,012 7,691 –4.0% –321

10 Baker 2,851 2,743 –3.8% –108

Source:  U.S. Census



POPULATION CHANGE
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UNEMPLOYMENT RATES



HOUSEHOLD INCOME



TOP REGIONAL EMPLOYMENT
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OWNERSHIP + VACANCY



RENTAL RATES



MEDIAN HOME VALUES

$340,000

$71,000

$180,000
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HOME APPRECIATION
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COST BURDENED HOUSEHOLDS
> 30% SPENT ON HOUSING



FUTURE POPULATION GROWTH
2025-2035

Next Ten Years
+36,000

New Housing Needed
+14,000



Muscogee County needs to build 
approximately 3,033 new residential 
units over the next ten years. This 
results in an annual goal of 303 new 
residential units per year.

FUTURE POPULATION GROWTH
2025-2035



Columbus-Muscogee

Are You Ready?
Workforce Housing is Economic Development
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Are you Ready?

• How many new rooftops will we need?
• Where will we build?
• What price points? 
• How much rental and how much for sale?
• How many households will have children? Do we need a new school?
• Can our water and sewer handle this much new development?
• Will we need more police or a new fire station?
• Daycares already have a waiting list, how many new preschoolers will we have?

Ask the Right Questions



MISSING MIDDLE HOUSING
ALTERNATIVE HOUSING STRATEGIES"Missing middle" housing refers to a range of multi-unit or 

clustered housing types that fall between single-family homes 
and large apartment complexes. These include duplexes, 
triplexes, quadplexes, townhomes, cottage courts, and small 
apartment buildings with fewer than 20 units. Typically 
designed to blend into older residential neighborhoods in need 
of revitalization, missing middle housing provides more diverse 
and affordable living options for those who seek alternatives to 
traditional single-family homes or large apartment complexes.
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Missing Middle Housing Examples



MISSING MIDDLE HOUSING
ALTERNATIVE HOUSING STRATEGIES
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Neighborhood Revitalization
Stabilization + Crime Reduction



HISTORIC 
NEIGHBORHOOD 

PREMIUMS

In many cities, homes 
built before WWII in 

established and  
walkable historic 

districts can be worth 
30-70% more than 

newer homes in outlying 
subdivisions.

(Realtor.com)

Neighborhood Revitalization
Alternative to Demolition

https://www.realtor.com/news/trends/prewar-home-values-age-old-houses/
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Neighborhood Revitalization
Increase Property Values

https://www.realtor.com/news/trends/prewar-home-values-age-old-houses/


HISTORIC 
NEIGHBORHOOD 

PREMIUMS

In many cities, homes 
built before WWII in 

established and  
walkable historic 

districts can be worth 
30-70% more than 

newer homes in outlying 
subdivisions.

(Realtor.com)

Neighborhood Revitalization
Absentee Landlords, Foreclosures, + Tax Liens

https://www.realtor.com/news/trends/prewar-home-values-age-old-houses/


HOUSING RECOMMENDATIONS
STRATEGIES + PARTNERSHIPS

• Redevelop obsolete/blighted commercial corridors for more housing.
 
• Encourage mixed-use development over single-use commercial. 

• Increase rooftops and density near historic downtown areas.

• Protect and preserve greenspace in rural areas.  

• Allow smaller lots and less square footage where appropriate. 

• Build more missing middle and small apartment complexes instead of large 
suburban apartments.

• Allow flexible zoning to accommodate infill for older neighborhoods. 

• Strengthen partnerships and funding for housing nonprofits. 

• Make affordable housing a priority in the region.  
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Do
 Build where infrastructure exists
 Historic downtown areas
 Neighborhood revitalization
 Blighted commercial corridors
 Redevelopment areas 
 Unused public land

Identify Housing Locations
“Everything doesn’t belong everywhere, 

  but everything belongs somewhere.” 
– Betsy McGriff

Don’t
 Legacy neighborhoods (established 

planned subdivisions)

 Low density, single-family areas

 NIMBYS, CAVES, and BANANAS 



Workforce Housing Strategy
Ideal Housing Locations

Historic Downtowns
   New rooftops support retail
   Density can be appropriate
   Vacant lots and surface parking
   Condos, townhomes, mixed-use, lofts 

Neighborhood Revitalization
   Eliminate slum and blight
   Infill vacant lots
   Address chronic code violations
   Missing Middle housing
   Land Trust



Commercial Corridors
   Redevelop blighted highways
   Retail pruning for obsolete properties
   Create corridor redevelopment plans
   Tax Allocation Districts (TADs)
   Community Improvement Districts (CIDs)

Unused Public Land
  Intergovernmental Agreements
  Obsolete government buildings 
  Vacant schools
  Vacant land

Workforce Housing Strategy
Ideal Housing Locations



Workforce Housing Strategies

Workforce Housing is 
Economic Development

Build More Housing 
in and Around 

Downtown

1

Update + Utilize Existing 
Infrastructure

Allow Missing Middle + 
Increased Density

Redevelop Blighted 
Neighborhoods + 

Commercial Areas

2

4 5 6

Build Variety of
Home Types + Prices 

for Everyone

3

Key Takeaways
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Thank You

Alan R. Durham
Senior Economic Developer

Georgia Institute of Technology

Enterprise Innovation Institute

Alan.Durham@innovate.gatech.edu
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