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I. Introduction
Who are we and why are we here?
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At Georgia Conservancy, our mission is 
simple: healthy lands, thriving communities, 

and a future where every Georgian can 
enjoy the outdoors for generations to come.

HOMEGROWN CONSERVATION WORKING FOR GEORGIA’S FUTURE



What We Focus On

sustainable growth in our communities

LAND, WATER. AND COMMUNITY

advocacy for conservation at the state capitol

access + stewardship of nature

resilience of Georgia’s coast

solutions for land conservation



1. Introduce and review the Cornelia 
Housing Assessment Project

2. Understand current conditions 
of Cornelia's housing landscape

3. Outline key housing challenges and 
needs Cornelia is facing

4. Explore opportunities to guide 
future housing development in 
Cornelia

Goals of this presentation
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Who Are We Housing?

Irina on Unsplash

| 7



II. Project overview
What have we been up to in Cornelia?
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What is a Housing Study?

Present available data related to housing in 
the community (housing stock, price, type, 
etc.)

Gather perspectives from key stakeholders 
and the community

Examine the current situation to understand 
what local governments and other 
organizations are doing now relevant to the 
issue

Use information as a springboard for ideas 
and future planning

23
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Project components include:
• Community engagement

• Town hall
• Flyering and tabling
• Community questionnaire/survey
• Stakeholder interviews

• Data analysis and review
• Demographic profile
• Economic profile
• Housing profile

• Zoning review
• Visualization and site design
• Recommendations for housing actions
• Final report of findings

Cornelia housing assessment 

| 10



Community engagement – in person activities
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• Distributed at in-person events, flyers posted around Cornelia downtown businesses, WoM
• 101 responses (98 English, 3 Spanish)

Housing questionnaire
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• Distributed at in-person events, flyers posted around Cornelia downtown businesses, WoM
• 101 responses (98 English, 3 Spanish)

Housing questionnaire
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What is your households total 
annual household income?

How long have you lived in/near 
Cornelia?

What is your current housing 
situation?



III. Building a Picture of Cornelia’s 
Housing Landscape
Deep dive on the numbers & figures, and what they mean for Cornelia
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1. Cornelia is the economic engine of Habersham county
2. Increases in housing prices have surpassed wages and 

made housing less attainable
3. There is reason to believe that Cornelia will continue to 

grow (population and development)
4. Cornelia has a unique demographic identity, in 

comparison to Habersham County
5. Cornelia’s housing mix presents pros and cons to 

meeting future housing needs
6. There are preferences for alternative housing typologies 

to be developed in Cornelia

Key 
Takeaways
from data 
analysis

| 15



1. Cornelia is the Economic Engine of Habersham County

| 16

Company City Employees
Fieldale Farms Corp Cornelia 1,700

Ethicon Inc. Cornelia 850

Walmart SuperCenter Cornelia 328

Habersham Medical Center Demorest 300

Piedmont University Demorest 300

Solmax Americas Cornelia 242

Lindsay Windows South Alto 200

North Georgia Technical College Clarksville 180

GlobalTech Industries Inc. Cornelia 175

Lowe's Home Improvement Warehouse Cornelia 140

Source: BusinessWise 2025



6 of the top 10 employers in Habersham County are located in Cornelia (as of 2025)

1. Cornelia is the Economic Engine of Habersham County
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2. Increases in housing prices have surpassed wages and made housing less attainable
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Industry Percent of workforce in 
Cornelia Average Annual Wages

Manufacturing 25% $62,086.00
Health Care/Social Assistance 9% $61,008.00
Retail Trade 8% $30,855.00
Information 8% $55,216.00

Admin/Support/Waste Management 8% $46,112.00

Other Services (Excluding Public) 7% $40,538.00
Construction 6% $53,840.00
Educational Services 5% $48,053.00
Public Administration 5% **
Wholesale Trade 5% $57,695.00
Professional/Scientific/Tech 4% **
Agriculture/Forestry/Fishing 4% **
Finance/Insurance 2% $66,469.00
Accommodation/Food Services 2% $21,596.00
Transportation/Warehousing 1% $64,135.00
Arts/Entertainment/Recreation 1% $20,673.00
Utilities 0% $101,801.00
Source: ACS 5-Year Estimates 2019-2023

Cornelia Median 
Household Income: 

$54,321
Median HHI: exactly 50% of 
households make above this 

number, and 50% of 
households make below this 

number:



2. Increases in housing prices have surpassed wages and made housing less attainable
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Industry Percent of workforce in 
Cornelia Average Annual Wages

Manufacturing 25% $62,086.00
Health Care/Social Assistance 9% $61,008.00
Retail Trade 8% $30,855.00
Information 8% $55,216.00

Admin/Support/Waste Management 8% $46,112.00

Other Services (Excluding Public) 7% $40,538.00
Construction 6% $53,840.00
Educational Services 5% $48,053.00
Public Administration 5% **
Wholesale Trade 5% $57,695.00
Professional/Scientific/Tech 4% **
Agriculture/Forestry/Fishing 4% **
Finance/Insurance 2% $66,469.00
Accommodation/Food Services 2% $21,596.00
Transportation/Warehousing 1% $64,135.00
Arts/Entertainment/Recreation 1% $20,673.00
Utilities 0% $101,801.00

Every household has a 
housing cost at which 

housing is "income aligned"

Affordable =/= subsidized

<30%
Of monthly income

Affordable housing cost =

Source: ESRI Business Analyst, US Bureau of Labor Statistics. ** Data unavailable



2. Increases in housing prices have surpassed wages and made housing less attainable

Industry Percent of workforce in 
Cornelia Average Annual Wages Max. Monthly affordable housing 

payment (30% of monthly wages)
Manufacturing 25% $62,086.00 $1,552 
Health Care/Social Assistance 9% $61,008.00 $1,525 
Retail Trade 8% $30,855.00 $771 
Information 8% $55,216.00 $1,380 

Admin/Support/Waste Management 8% $46,112.00 $1,153 

Other Services (Excluding Public) 7% $40,538.00 $1,013 
Construction 6% $53,840.00 $1,346 
Educational Services 5% $48,053.00 $1,201 
Public Administration 5% ** **
Wholesale Trade 5% $57,695.00 $1,442 
Professional/Scientific/Tech 4% ** **
Agriculture/Forestry/Fishing 4% ** **
Finance/Insurance 2% $66,469.00 $1,662 
Accommodation/Food Services 2% $21,596.00 $540 
Transportation/Warehousing 1% $64,135.00 $1,603 
Arts/Entertainment/Recreation 1% $20,673.00 $517 
Utilities 0% $101,801.00 $2,545 
Source: ESRI Business Analyst, US Bureau of Labor Statistics. ** Data unavailable



2. Increases in housing prices have surpassed wages and made housing less attainable
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2. Increases in housing prices have surpassed wages and made housing less attainable

| 23Source: Accessible public and private job postings



2. Increases in housing prices have surpassed wages and made housing less attainable
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$44,740
Average Annual Wage

$1,119
Average Affordable Housing Payment

Per Month

Source: Accessible public and private job postings



2. Increases in housing prices have surpassed wages and made housing less attainable

| 25

Source: Local Multiple Listings Service (MLS) Real Estate Records
**Mortgage calculator inputs: 6.36% interest rate, 10% down payment, 30 yr mortgage

Year Average Sale Price 
(Cornelia)

Average Sale Price 
(30531)

2019 167,558 198,631

2020 186,497 241,544

2021 240,594 266,767

2022 260,173 301,178

2023 276,629 312,850

2024 333,045 352,591

2025 294,319 328,340



2. Increases in housing prices have surpassed wages and made housing less attainable
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Source: Local Multiple Listings Service (MLS) Real Estate Records
**Mortgage calculator inputs: 6.36% interest rate, 10% down payment, 30 yr mortgage, no taxes/insurance/PMI/HOA

Year
Average Sale 

Price 
(Cornelia)

Average Sale 
Price 

(30531)

Cornelia monthly est. 
Mortgage payment 

(Cornelia, 2025 assumptions**)

2019 167,558 198,631 $939/month

2020 186,497 241,544 $1,046/month

2021 240,594 266,767 $1,349/month

2022 260,173 301,178 $1,459/month

2023 276,629 312,850 $1,551/month

2024 333,045 352,591 $1,867/month

2025 294,319 328,340 $1,650/month



2. Increases in housing prices have surpassed wages and made housing less attainable

| 27Source: Cornelia Housing Questionnaire



2. Increases in housing prices have surpassed wages and made housing less attainable
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difficult or 
extremely difficult

52%
difficult or 

extremely difficult

62%
difficult or 

extremely difficult

67%

On a scale of 1-5, how hard 
has it been to find housing in 

your price range?

On a scale of 1-5, how hard 
has it been to find housing 

where you want to live?

On a scale of 1-5, how hard has it 
been to find the right size house 

for your household's needs?

Source: Cornelia Housing Assessment Questionnaire



3. There is Reason to Believe that Cornelia Will Continue to Grow
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Growth Pressure from the Metro Atlanta Region Blue Ridge Connector Inland Port

Source: NLCD Annual Landcover



3. There is Reason to Believe that Cornelia Will Continue to Grow
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1985 2023

Source: NLCD Annual Landcover



3. There is Reason to Believe that Cornelia Will Continue to Grow

| 31Source: Governor's Office of Planning and Budget



4. Cornelia Has a Unique Demographic Identity, in comparison to habersham county

33
8/7/2025

40.1% of Cornelia Residents are of Hispanic Origin

• Cornelia is ethnically diverse compared 
to the surrounding area

• Cornelia has a high estimated diversity 
index*

• While the majority of the population 
identifies as racially white, there are 
significant subgroups of multiracial 
individuals or individuals of another race

• More than 40% of the population is 
estimated to be of Hispanic origin

*The diversity index expresses the likelihood that two 
individuals from the same area will be of different racial or 
ethnic identities

Source: ACS 5-Year Estimate 2019-2023



4. Cornelia Has a Unique Demographic Identity, in comparison to habersham county

34Source: ACS 5-Year Estimate 2019-2023



4. Cornelia Has a Unique Demographic Identity, in comparison to habersham county
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24.20%

22.40%

19.30%

16.60%

12.50%

5.00%

Household Profiles (Cornelia)

Hometown Heritage (8G) Forging Opportunity (7D) Southwestern Families (7F)

Midlife Constants (5E) Down the Road (10D) Southern Satellites (10A)

Source: ESRI Tapestry Segmentation



4. Cornelia Has a Unique Demographic Identity, in comparison to habersham county
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Household Profiles (30-Min Drive Area)

Southern Satellites (10A) Salt of the Earth (6B) Other (24 Groups)

Source: ESRI Tapestry Segmentation



• There are approximately 2,000 housing 
units in Cornelia

• The following are unit estimates by 
housing type
• More than 60% of units are single-

family homes
• Approximately 23% of units are in larger 

multifamily properties
• Either multi-unit apartments or smaller, 

detached multi-unit buildings on the 
same property (duplexes, quadplexes, 
etc.)

• More than a third are units in Housing 
Authority properties (detached 
multifamily buildings)

• Several properties with multiple single-
family structures

5. Cornelia’s housing mix presents pros and cons to meeting future housing needs

37

126, 6%
53, 3%

463, 23%

1250, 62%

17, 1%
92, 4% 15, 1%

Housing Units by Type

Manufactured Homes Multifamily (2-8 Units)

Multifamily Single-Family

Single-Family (Multiple Properties) Townhomes

Lofts

Source: Local Property & Zoning Data



5. Cornelia’s housing mix presents pros and cons to meeting future housing needs
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• Most residential structures were built mid-century 
(1900s)

• New construction is on the rise, especially in the 
2020s

• Minimum heated floor areas among residential 
structures by decade is less than 1000 square feet

Source: Habersham Tax Assessor's Office, Property Records



5. Cornelia’s housing mix presents pros and cons to meeting future housing needs
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• Our questionnaire included a 
section on housing 
development preferences 

• Options included:
o Conventional subdivision
o Compact subdivision
o Cottage court
o Multiplex
o Small scale multifamily 

(up to 20 units)
o Accessory Dwelling Units
o Mixed use
o Townhomes
o Mid-rise apartments

| 40Source: Cornelia Housing Assessment Questionnaire

6. There are preferences for alternative housing typologies to be developed in Cornelia
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no single housing type will 
meet everyone's preferences

Source: Cornelia Housing Assessment Questionnaire

6. There are preferences for alternative housing typologies to be developed in Cornelia



Top two preferred housing types:

1. Accessory Dwelling Units 
(ADU)

2. Cottage Court

6. There are preferences for alternative housing typologies to be developed in Cornelia

| 42

Somewhat or 
extremely Interested

55%

Source: Cornelia Housing Assessment Questionnaire



6. There are preferences for alternative housing typologies to be developed in Cornelia 
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Somewhat or 
extremely Interested

47%

Source: Cornelia Housing Assessment Questionnaire

Top two preferred housing types:

1. Accessory Dwelling Units 
(ADU)

2. Cottage Court



IV. key takeaways and 
recommendations
We've got the data – what now? 

44



• Given both needs and 
preferences, there is a gap of 
housing variety, particularly 
smaller and for-sale 
opportunities. 

• Smaller includes both:
o Lower square footage, and
o Smaller lot sizes 

• Smaller --> more affordable 
price points, both upfront and 
with long-term maintenance

1. there is a gap in smaller footprint homes in cornelia
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Near Winder

Near Winder -  2000

Near Cornelia

Near Cornelia - 1999

Near Hahira

Near Hahira - 1999

Business as usual: large lot zoning



Business as usual: Large lot Zoning
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*Illustrations are to scale

**Images of examples are to scale

• Large lot developments:
• Consume more land, intensify "spreading out" phenomenon
• Stretch infrastructure resources (roads, water, sewer (if present))
• Do not protect natural space

• Higher cost for potential buyers, both up-front and for ongoing maintenance



Increasing supply at a lower footprint

• Large lot developments:
• Consume more land, intensify 

sprawl
• Stretch infrastructure 

resources (roads, water, sewer 
(if present))

• Do not protect natural space
• Applies to commercial and industrial 

developments

If not this, then what?

| 48

3 acre lots
300’ frontage
3000 sq.ft. home (two stories)

1 acre lots
150’ frontage
3000 sq.ft. home (two stories)



Increasing supply at a lower footprint
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Increasing supply at a lower footprint
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3 acre lots
300’ frontage
3000 sq.ft. home (two stories)

1 acre lots
150’ frontage
3000 sq.ft. home (two stories)

<5th of an acre (common historic neighborhood lot)
50’ frontage
3000 sq.ft. home (two stories)

• Large lot developments:
• Consume more land, intensify 

sprawl
• Stretch infrastructure 

resources (roads, water, sewer 
(if present))

• Do not protect natural space
• Applies to commercial and industrial 

developments

If not this, then what?

Increasing supply at a 
lower footprint

Recommendation 1:

Reduce minimum square footage and minimum lot 
sizes in the ongoing zoning ordinance rewrite



• Cornelia is diverse in its economic and demographic 
landscape, there is no one size fits all solution 

• Every household has a different combination of 
housing needs and housing preferences
o Needs: affordability, household size and 

composition, etc.
o Preferences: location, type of house, amenities, etc.

• Yet – housing supply is not as varied as these 
needs and preferences

2. A broader range of homes are needed to meet the needs of a 
broader range of households 

| 51Source: "Making Room: Housing for a Changing America" by AARP, Cornelia Housing Questionnaire
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a spectrum of housing variety is 
needed for the spectrum of 

households in Cornelia
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Housing variety
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Recommendation 2:

Calibrate development regulations to give preferred 
development the path of least resistance. Introduce 
ADU and Cottage Court ordinances to make these 

developments legal by-right. Get creative with PUD's.



Housing is an issue that affects everyone. However, 
in Cornelia, housing is especially pressing for:
1. Younger families as first-time homebuyers

o Modest incomes, priced out of starter homes
o Struggling to stabilize

2. Older empty nesters looking to downsize
o Often "golden handcuffed" with low interest 

rates from refinancing, or have paid off their 
homes

o Remaining in large homes, increasingly difficult 
to maintain

o Fixed income after retirement

Need for range of housing price points to meet the 
full range of incomes in the city

3. There are two key groups struggling to find housing options in cornelia

| 56
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Income limits for Habersham County, 2025 (source: HUD)
1 person 2 persons 3 persons 4 persons 5 persons 6 persons 7 persons 8 persons

30% Income Limit $17,850 $20,400 $22,950 $25,500 $27,550 $29,600 $31,650 $33,700
50% Income Limit $29,750 $34,000 $38,250 $42,500 $45,900 $49,300 $52,700 $56,100
60% Income Limit $35,700 $40,800 $45,900 $51,000 $55,080 $59,160 $63,240 $67,320
80% Income Limit $47,600 $54,400 $61,200 $68,000 $73,450 $78,900 $84,350 $89,800

100% Income Limit $59,500 $68,000 $76,500 $85,000 $91,813 $98,625 $105,438 $112,250
120% Income Limit $71,400 $81,600 $91,800 $102,000 $110,175 $118,350 $126,525 $134,700
140% Income Limit $83,300 $95,200 $107,100 $119,000 $128,538 $138,075 $147,613 $157,150



| 60



| 61



| 62

Recommendation 3:

Promote different housing types, at different price points, 
to allow for housing development at the full range of your 

communities – particularly young families and older 
residents. Provide programs/incentives to support these 

groups in particular.



• Given that:
o Growth pressures seem to be ramping 

up in Cornelia (due to its economic 
strength and regional developments),

o Land is a limited resource

• There must be diligence in how 
Cornelia's land is used

• Infill development priorities include:
o Utilizing existing infrastructure. 

particularly water and sewer
o Support redevelopment of vacant 

parcels close to downtown

4. prioritize infill to balance growth pressures with infrastructure needs

| 63
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Recommendation 4:

Support pilot projects to promote infill development in 
Cornelia



Range of housing 
variety

Georgia Conservancy’s Tenants of sustainable growth:

| 65

1 2 3
Range of housing 

price points
Increased HOUSING supply 

at a lower footprint



Range of housing 
variety

Georgia Conservancy’s Tenants of sustainable growth:
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1 2 3
Range of housing 

price points
Increased HOUSING supply 

at a lower footprint



Range of housing 
variety

Georgia Conservancy’s Tenants of sustainable growth:
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1 2 3
Range of housing 

price points
Increased HOUSING supply 

at a lower footprint

Infill development: adjacent to existing infrastructure, services, and amenities



Sustainable growth:
• Preserves rural landscape and 

identity by “growing in”, rather than 
“spreading out”

• Comes in a variety of shapes, 
sizes, and types—it does not have 
to come at the expense of 
community character

• Provides quality, varied housing, 
needed to serve the full range of 
your population

• Strengthens economic 
development and resilience

Why sustainable growth?

| 68
To protect the things you care about, we have to think differently about how we grow 



Let's apply this to cornelia!

69



1. Accessory Dwelling 
Units (ADU)

2. Cottage Court

Top two preferred housing types:

| 70

Somewhat or 
extremely Interested

55%

Source: Cornelia Housing Assessment Questionnaire



1. Accessory Dwelling 
Units (ADU)

2. Cottage Court

Top two preferred housing types:
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Somewhat or 
extremely Interested

47%

Source: Cornelia Housing Assessment Questionnaire
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Site 1 – current conditions

Context map

You are 
here
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Site Design 1, Option 1

Total area: 7 acres
Number of units: 48

6.9 Units/Acre
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Site Design 1, Option 2

Total area: 7 acres
Number of units: 43

6.1 Units/Acre
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Site 2 – current conditions
Context map

You are 
here
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Site Design 2, Option 1

Total area: 4.4 acres
Number of units: 36

8.1 Units/Acre
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Site Design 2, Option 2

Total area: 4.4 acres
Number of units: 31

7 Units/Acre



V. conclusion
Next steps and looking ahead
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Pro-housing action items

Calibrate your Development regulations: Give Preferred Development the Path of Least Resistance
Adapt your regulations – primarily zoning and subdivision ordinances - to allow for the types of development and 
housing that align with Cornelia's priorities. This includes:
• Lower minimum square footage and minimum lot sizes
• Introduce ADU and cottage court ordinances and/or make these developments legal by-right
• Get creative and leverage PUD's (planned unit developments) for residential development
• Promote reuse and infill (re)development, via zoning incentives & alignment with infrastructure planning

COLLABORATE TO DEVELOP A PILOT PROJECT
Combine all of the above to develop a pilot project, focusing on workforce housing and meeting needs of the full 
range of the Cornelia community

Habersham Community Development Summit 2025 | 79

Adopt a pro-housing agenda that values housing diversity and attainability
Promote and allow for different housing types, at different price points, for the full range of your community. 
Identify housing champions to help advance new development opportunities aligned with this agenda.

Educate all key stakeholders in the development Process
Include developers, builders, real estate agents, brokers, financiers, board of zoning appeals, planning commission, 
engineers, tree commission, and elected leadership. Embrace innovation and out of the box thinking.



Who are We Housing?

Irina on Unsplash
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The project team will incorporate key 
feedback from today's discussion into 
the project report of findings. Our 
timeline for the final deliverable is as 
follows:
• Late September: report draft complete
• Mid October: final draft complete

Please reach out with any additional 
feedback, questions, or ideas! See next 
slide for contact information

Cornelia housing assessment – project timeline

| 81



Thank you

At Georgia Conservancy, our mission is simple: 
healthy lands, thriving communities, and a 
future where every Georgian can enjoy the 
outdoors for generations to come.

Michaela Master
Mmaster@georgiaconservancy.org
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