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HR&A is a real estate and economic development consulting firm working at the

intersection of the public, private, and nonprofit sectors. We transform and revitalize

communities by linking accretive private investment with public resources to support

clients’ aspirations.
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Transit investments and TOD are often viewed as a threat to inclusivity and affordability –

that concern can be leveraged to engage in practical planning. 
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The City of Atlanta is grappling with the impact of transit and other infrastructure 

investments on affordability and the displacement of longtime residents. 

46%

46% of Atlanta’s renters are 

paying more than 30% of their 

income towards rent.
The success of Atlanta’s transit and pedestrian infrastructure 

has accelerated displacement and gentrification.

46%
Share of rent-burdened households
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In response, the City has undertaken an Equitable Housing Needs Assessment organized 

around two major components.

Equitable Housing 
Needs Plan

Facilitated Community 
Discussions
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2. What are Atlanta’s housing needs today?

3. How will these housing needs change as Atlanta continues to grow and change?

1. How is Atlanta’s housing market growing and changing? 

4. What are Atlanta’s equitable housing goals? 

5. What impact will housing tools have? 

The Equitable Housing Needs Assessment will give measurable answers five key questions 

for policymakers and the public. 

6. Which housing tools does the community support to achieve equitable housing?
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Demographics: Atlanta’s population grew significantly, adding higher-income, better-

educated renters while remaining racially diverse.

1) How is Atlanta’s housing market growing and changing?

76%
share of growth in renter households

~95%
of new households >$50K

+11K
new households

Atlanta has experienced 

strong population growth in 

educated and racially 

diverse households.

Renter households are 

driving the city’s growth, 

while homeownership rates 

have declined. 

Gentrification pressures are 

strong. The vast majority of 

newcomers earn more than 

$50,000 annually.
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Housing: Atlanta’s supply of housing has expanded and shifted toward higher cost rental 

housing as new multifamily housing has been developed.

1) How is Atlanta’s housing market growing and changing?

86%
multifamily share of new units

-5,400
units of NOAH

27%
of all ATL units were built after 

2000

Atlanta has experienced 

rapid housing development.

Multifamily development has 

driven most of this increase in 

housing.

Rents are rising for existing 

rental units throughout the 

city. 
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Geographic Disparity: Affordable housing is being lost throughout the city, but the pace 

of loss is much faster in north Atlanta. 

1) How is Atlanta’s housing market growing and changing?

NUMBER OF UNITS BELOW $800 LOST SINCE 2010

-2,624 
27% <$800

-2,400 
17% <$800

-114 
40% <$800

-75 
47% <$800
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Atlanta has a shortage of affordable rental housing, for households making less than 

$30,000 of ~16,300 rental units. 

2) What are Atlanta’s housing needs today?

[   ]

43.5K

27.2K

DEMAND

SUPPLY GAP

NUMBER OF UNITS

1

2

3

Income: <$30,000

Rent: <$750

Supply Gap

16.3K

The supply gap for households is the difference between the amount of units 

demanded and the amount supplied by the market.

SUPPLY

RENTAL HOUSING GAP 2015
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The housing affordability gap for the Grady High School district impacts households 

earning up to $40,000. 

2) What are Atlanta’s housing needs today?

RENTAL HOUSING GAP FOR THE GRADY NEIGHBORHOOD 2015

0 2,000 4,000 6,000 8,000 10,000 12,000 14,000

Less than $1,000

Less than $750

Less than $500

Demand Supply

<$20,000

<$30,000

<$40,000

4,900

Supply Gap:

3,900

Supply Gap:

500

Supply Gap:
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In the future, the rental housing gap is projected to be larger as demand increases and the 

supply of existing affordable housing continues to decrease.

3) How will these housing needs change?

PROJECTED RENTAL HOUSING GAP 2015 - 2030

43.5K

59.1K

27.2K

23.3K

2015

2030

Demand Supply

Income: <$30,000

Rent: <$750

16.3K

35.8K

Increase in demand as 

population increases

Decline in supply as 

rents increase
This results in an expansion of 

the rental gap
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Affordable housing is a broad concept that can encompasses many different priorities.

4) What are Atlanta’s equitable housing goals? 

Maintain or raise current homeownership rate

for households earning under $75,000.

80% of new affordable housing is in communities of access 

quality transit, schools, and other amenities.
ACCESS

Reduce the rate of housing cost burden

by 50% for households earning under $40,000.

WEALTH CREATION

AFFORDABILITY

STABILITY
Maintain number of low-income and minority residents in 

neighborhoods or areas of development or investment

EXAMPLE GOALPRIORITY
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Which priorities are being pursued need to be determined to inform the equitable 

housing strategy. 

4) What are Atlanta’s equitable housing goals? 

PRIORITY SUPPORT MY GOALS

Access

Wealth Creation

Affordability

No 

Support
Neutral

Moderate 

Support

Strong 

Support

Stability

RANK

New Priority:
I strongly support this priority because…



15

There are three broad categories of tools that can be used to support affordability, each  

significant tradeoffs. 

5) What Impact will housing tools have?  

Seek to preserve existing affordable housing through protection of the

current occupant. They do not create new affordable units and their use is

restricted by current Georgia law.

Increase the supply and lower the cost of housing to indirectly improve

affordability, or directly require and incentivize the production of affordable

housing.

Closes the gap between what a household can afford and the cost to develop

and operate housing.

LAND USE & REGULATION

TENANTS’ RIGHTS

SUBSIDY
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Atlanta will need a dramatic increase in the local subsidy to address its housing needs, if it 

does not use land use and tenant rights tools as well. 

5) What Impact will housing tools have? 

Seek to preserve existing affordable housing through protection of the

current occupant. They do not create new affordable units and their use is

restricted by current Georgia law.

Increase the supply and lower the cost of housing to indirectly improve

affordability, or directly require and incentivize the production of affordable

housing.

A $100 reduction in monthly rent requires approximately $20,000 in 

capital subsidy. 

LAND USE & REGULATION

TENANTS’ RIGHTS
Housing Gap at $30K Income Required Subsidy per Unit Total Subsidy Required

16,300 $80K $1.3B
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Cities typically use one or two approaches – time has shown that this is not sufficient.

LAND USE & REGULATION

SUBSIDY TOOLSTENANTS’ RIGHTS

Houston, TX

San Francisco, CA

Minneapolis, MN

In
cr

e
a
se

d
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n

d
 

u
se
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o
cu

s

Washington, DC

6) What policies does the community support?
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6) What policies does the community support?

Subsidy
Are you generally in favor of increased 

subsidies that seek to create new 

affordable housing options in Atlanta?

No 

Support
Neutral

Moderate 

Support

Strong 

Support

Please indicate your level of support for 

the following funding sources:

No 

Support
Neutral

Moderate 

Support

Strong 

Support

No 

Support
Neutral

Moderate 

Support

Strong 

Support

No 

Support
Neutral

Moderate 

Support

Strong 

Support

Subsidy Funding Sources

How much subsidy would you want to 

provide, assuming $20,000 results in a 

$100 reduction in rent per unit.

Total Subsidy Amount:

Increased Property Taxes

Increased Sales Taxes

New Fees (Meals, etc.)

No 

Support
Neutral

Moderate 

Support

Strong 

Support

No 

Support
Neutral

Moderate 

Support

Strong 

Support

Budget Reallocation

Expand Tax Base
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2. What are Atlanta’s housing needs today?

3. How will these housing needs change as Atlanta continues to grow and change?

1. How is Atlanta’s housing market growing and changing? 

4. What are Atlanta’s equitable housing goals? 

5. What impact will housing tools have? 

The Equitable Housing Needs Assessment will give measurable answers six key questions 

for policymakers and the public. 

6. Which housing tools does the community support to achieve equitable housing?
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Land costs are rising and entitlement processes are becoming more difficult in desirable 

areas.

By-Right Development

20%
Increase in real land costs since 2000

As developable land becomes 

increasingly scarce, land costs 

increase.

A lawmaker in California proposed a Transit Zoning Bill that 

would allow residential developers to avoid strict 

restrictions on density, height, and parking requirements 

near transit lines. 

California’s Senate Bill 827
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Construction costs are rising, impacting affordability; current building code regulatory 

processes stymie innovations that reduce costs and improve quality.

Building Code Reform

75%
Increase in real hard costs since 2000

Rapid increases in hard 

costs drive up rents 

throughout the city.

Two modular apartment buildings have been approved in 

Atlanta. Modular apartments are built off site and can reduce 

development costs for developers.

MARTA King Memorial 

Redevelopment

143 Alabama Redevelopment
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Local regulation and project exactions impact the affordability of new development and 

overall affordability in Montgomery County. 

Affordability Impact Assessment

Rent

EXAMPLE OF THE IMPACT OF LAYERED REQUIREMENTS ON AFFORDABILITY 

Density Reduction

Property Tax Increase

Stormwater Retention
6-month Inspection Delay
Community Exaction +$30

+$15
+$80

+$70

+$120

+$315

As new state and local regulations are put in place, rents are impacted. 

Policymakers and the public should weigh the policy goals of the 

regulations against the impact on affordability. 

$1,500 Original Rent

$1,815 New Rent Increase in annual 

household Income 

required to afford 

new unit:

+$12,000
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