












































































































Leaders, Educators & Advocates

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

profession.
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Median LIST Price Is $579000

820 Houses  Detached (130 Asking Over $1 
million • 16%)
120 Attached ($199K lowest - Median - $449,900)

Under $455,000 – 327 Homes

Under $300000 
23 Homes for sale
3 are modular homes
11 are needing major work
7 are attached 
2 Move in ready 

 

Cherokee County 9/3/24 
Active Listings 940 (Up from 647 March 24) 
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For Rent:

Detached Homes  Active 82   Median Asking Price $2738
        184  Median Rental Price $2400 (60 days) 
Attached Homes Active 46   Median Asking Price $2348
        15   Median Rental Price $2400 (60 days) 

Most landlords look for at least 3 too 1 income ratio – About $79,200 a year  



So what does it take to buy a home in Cherokee County
• Assume a $495,000 Sales Price with a  10% Down payment ($49,500 down + another $8500 for 

other expenses.)  Borrowing $445,5000. 6.35% interest rate and 30 year mortgage

• Principal and Interest $2772 per month

• Taxes   $425 per month

• HOA Dues  $50 per month

• Insurance  $190 per month

• Total Monthly Payment $3437

• To qualify with NO OTHER DEBTS at a 40% Debt to Income Means they need Earn $103,112 
yearly 

• Note: Each $1000 in debt = $30,000 more required income to Qualify

• 2022 Cherokee County  Median Income $99,932

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



https://tinyurl.com/GoldmanSachsEst

https://tinyurl.com/GoldmanSachsEst


Two Decade Low Nationally

Median Sales Price in USA $422,600 – Highest on Record 

86% or Americans have a mortgage rate below 6% = families locked into their current homes. 



There’s No One Magic Solution

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

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

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

• Higher density must inevitably play a part – Light Touch Density  
(see Next Slide) 

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

• Community land trusts of long-term leases.

• Down payment assistance (see Next Next Slide) 

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

• Allowing for less cost of regulation – prefabbed homes. (Clayton 
Built)

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



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

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

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

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

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


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

• Cherokee City Currently offers $12,500 in down payment assistance which 
could be used to lower the interest rate – currently at 6.35%, that $12,500 could 
buy the rate down to approximately 5%. This would lower their P&I payment on 
a $300,000 mortgage from $1798 to $1610 or allow them to buy a home for 
about $335,000 with the same payment.  

• Requiring Builders to set aside some housing as attainable. 

• Copy the Habitat for Humanity model

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



Leaders, Educators & Advocates

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

Mike.Stott@mac.com



Cherokee Family 
Violence Center

Karen S. DiBella, Ed.D.



Who We Are
• Emergency 24-hour Shelter Program: provides temporary shelter for 

victims of DV
• Transitional Housing Program: three-year transitional housing program 

that provides subsidized housing and supportive services

• Children’s Program: child advocates provide individual & small group 
support (boy & girls clubs), tutoring, etc.

• Community Program: community resources, referrals, etc.
• Legal Program: assist with TPOs, child custody, divorce, etc.

• Multicultural Program: assists victims who are born outside the U.S.
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What We Do
• Family Advocacy
• In-Person Crisis Calls

• Individualized Safety Plans
• Advocacy With Other Agencies
• Household Establishment Services

• Public Benefits Assistance
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Our Why
• Working with victims in shelter, we observed 

victims attempts to move on to safe housing 
situations, but they struggled to maintain housing

• Victims valued the supportive services they 
received in shelter, but had difficulty accessing 
them after they moved

• Victims’ budgets could not accommodate the 
cost of housing on a consistent basis
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Transitional Housing
o 72 Apartments:

• 36 Two Bedroom Apartments

• 24 Three Bedroom Apartments

• 12 Four Bedroom Apartment

o Gated access

o Residents can live on property for 
three years 

o From PBV to HCV
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Why It Matters
Transitional housing is designed 
to provide victims with:
• Stability
• Enhanced safety
• Supportive Housing
• Exploration of trust
• A place to heal 
• Financial balance
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It Takes a Village
Some of our valued community 

partners:
• Cherokee County Sheriff’s Office

• District Attorney’s Office

• DV Task Force

• MUST Ministries

• Goshen Valley

• Cherokee County School District
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Questions?

Thank You KAREN S. DIBELLA
PROGRAM DIRECTOR

KAREN@CFVC.ORG
770-891-2708

mailto:karen@cfvc.org


QUALITY | INTEGRITY | VALUE

Cherokee County Housing Forum – Sept 5th, 2024

Pathways to Attainable Housing



‘Housing Is Where Jobs Go to Spend the Night’



“While 89% of respondents said owning a home is 
either essential or important to their vision of the 
future, only 10% said homeownership is easy or 
somewhat easy to achieve.”

-- Wall Street Journal, Aug 28, 2024



The Workforce Housing Challenge

Max
Annual Monthly Percent Total P&I Taxes HOA Insurance Total Home Price

60,000$        5,000$          28% 1,400$       1,006$             272$       40$         90$         1,408$    165,000$          
70,000$        5,833$          28% 1,633$       1,214$             286$       40$         95$         1,634$    199,000$          
75,000$        6,250$          28% 1,750$       1,311$             300$       40$         99$         1,750$    215,000$          
80,000$        6,667$          28% 1,867$       1,403$             315$       40$         104$       1,862$    230,000$          
90,000$        7,500$          28% 2,100$       1,616$             331$       40$         109$       2,096$    265,000$          

Household Income FHA - 3.5% down, 6.5% interest rateHousing Max Monthly



Your Home. Your Choice. Within Reach.

• Smith Douglas Homes was established in 2009 in Woodstock, GA
• Currently building in 7 markets across the South: 

Atlanta, Charlotte, Raleigh, Nashville, Birmingham, Huntsville & Houston
• Focus is on Attainability & Choice



What Makes Housing Unattainable?

• The Four ‘Ls’:
• Labor
• Land & Development
• Lumber & Materials
• Laws & Regulation



Pathway 1: Prioritize Attainability Over Aesthetics

• Cost Drivers Include …
• Recessed or Alley Garages
• Front Porch Standards
• Blank Wall Restrictions
• Brick/Stone Requirements

• Aesthetics have their 
place, but that place can’t 
be EVERYWHERE!



Pathway 2: Find The (Missing) Middle



Pathway 3: Make It Easy!

• Expedited Permitting  • By-Right Zoning

• Workforce Housing Overlay District



Pathway 4: Think Outside the Box

Paw Creek Townes,
City of Charlotte

Lukken Industrial Site,
City of LaGrange




