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Tonight’s Presentation: application for text amendments to Article 2, Article 3, 
Article 6, Article 7, and Article 12 of the City of Decatur Unified Development 
Ordinance to allow duplex, triplex, and quadplex residential units in R-50, R-
60, R-85 and RS-17 single family zoning districts.



• 2008: Affordable Housing Report
• 2018: Housing Summit “to find actionable solutions to prevent the issue from 

continuing further and open the doors to those who are underserved by Decatur’s real 
estate market.”

• 2020: 2020 Affordable Housing Task Force and Report with 23 
Recommendations to create, preserve, oversee, and fund affordable 
and workforce housing.

Accepted by Decatur City Commission and fully incorporated into 
Destination 2030: City of Decatur adopted 2020 Strategic Plan and 

into the Destination 2030 Community Work Program



Variety of housing options: 44%
Cost of living in Decatur: 28%

Destination 2030



Mandatory Inclusionary Housing (2020)
Affordability in new construction projects
10% Affordable Units, Rent and Owner
5+ units

Establishment of Land Trust (2021)
Decatur Land Trust
501c3 / Permanently Affordable Housing

Year-Round Repair Program (2022)
Decatur Home ReHAB
Senior Homeowners / Possibly NOAH Properties



Increase supply of smaller housing units, diversity of housing for diversity of 
people, allow more options to provide affordability.

• Maintain scale and height of single-family home
• Ability for reduced land cost over total developed units
• Subsidy question: affordable vs. market-rate (unsubsidized)
• Precedence for 2-4 unit homes in neighborhoods

Public hearings are part of the process of finalizing the policy recommendations



Missing Middle Housing is a range of house-scale buildings with multiple units –
compatible in scale and form with detached single-family homes – located in a 
walkable neighborhood.

• Middle-sized
• Middle-income (60% to 120% AMI)
• Middle between large apartment and single-family home





Four+ Square Miles

67% Single-Family Zoning

Average For-Sale Home Price over $800k 
(09/2022)

Rent downtown (2-bedroom): $2,500-$3,200/mo.

Diversity of housing formerly allowed in 
residential areas of Decatur. Duplexes were the 
last type to be disallowed in 1986.



• Single-family construction and demolitions (map)
• Time frame from 2009 to 2020
• Market and zoning = attractive for tear-downs
• Small homes replaced with $1M + homes
• Allowing smaller/market rate units and working 

on new affordable multi-units.

Year

Avg. Home Sale 

Price

2008 $384,715

2021 $802,715

% change 109%

Source: City of Decatur Housing Rehabilitation Strategy, July 2021
Prepared by Atlanta Regional Commission 

Source: 2020 Affordable Housing Task Force Report, Avg Home Price Detached 
Adams Realtors Intown Market Survey, Single Detached Home Sales as of 9/1/22



Smaller Homes
 Homes valued under $500k
 Approximately 20-25 per quadrant
 Likely to be replaced by larger 

homes.
 SF development is lucrative.

Missing Middle Options
 “Gentle density” of 2-4 unit dwellings
 Preserve smaller homes through DLT
 Option to subdivide

Source: Urban Land Institute mTAP report
prepared for City of Decatur, utilizing DeKalb Assessments 2021



Source: American Community Survey 2000 and 2020 

Housing Type # Housing Units 2000 # Housing Units 2020 % Increase # Increase

                                                             8,513 9,975 2000 to 2020 2000 to 2020

1-Unit Detached 4,794 5,272 10% 478 

1-Unit Attached 603 1,013 68% 410 

2-Unit 313 252 -19% (61)

3-4 Unit 1,015 734 -28% (281)

5-9 Unit 388 380 -2% (8)

10 to 19 Units 461 285 -38% (176)

20 or more Units 931 2,031 118% 1,100 

Net Change                       1,462 



Total Housing Units 9,975

1-Unit Detached 5,272 53%

1-Unit Attached 1,013 10%

2-Unit 252 3%

3-4 Unit 734 7%

5-9 Unit 380 4%

10 to 19 Units 285 3%

20 or more Units 2,031 20%

American Community Survey, HH Size and Type

67% Owner-occupied



Projections from the Atlanta Regional 
Commission: Decatur’s population 
projected to grow by almost 10,500 by 
2050.

Nationally, birth rates lower and 
household size smaller now than in the 
past. This is also true in metro Atlanta 
(ARC).
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Trajectory in Decatur to Larger Households
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Decatur’s Lack of Housing for “All Stages of Life”
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Decatur’s Trajectory and Decline in Income Diversity
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Decatur’s Trajectory and Decline in Racial Diversity
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Decatur’s Trajectory and Income by Race

Source: City of Decatur Clean Energy Plan

• Income inequality / wealth gap
• Low Income HHs (0-60%AMI) 

served by Decatur Housing 
Authority (DHA). 

• The DHA manages approximately 
550 rental units.

• The wait list is 12,000 long.
• Middle Income HHs decreasing.
• Trend to High Income HHs.





Minneapolis has 76,423 single-family dwellings.
Permits Issued 01/2020 to 12/2021 = 74 new or converted units to duplex or 
triplex, or 0.096% of housing units.

Portland, Oregon has 143,174 single-family dwellings.
Since policy adopted in 8/2020 = 127 new duplex, triplex, or quadplex units, or 
0.09% of housing units.

What does this equate to in Decatur?  Very gentle density, most likely around 8-12 new units per 
year (similar to growth of ADUs or “granny flats” since allowed in Decatur in 2014).

Over 10 years, this equates to 80-120 new smaller, missing middle homes, scattered throughout 
Decatur’s neighborhoods.



Allowing duplex, triplex, and quads will not affect 

the integrity of a locally-designated district. 

Historic Preservation does not regulate use and 

does not regulate interiors. 

Subdividing homes into smaller spaces has 

historically been a common way of preserving 

properties.



The Affordable Housing Task Force Report recommends 

preservation strategy for older rental housing.

Limited mechanisms to preserve.

Purchase / Repair = Funding

Tax relief requires state legislation

Legalizing will make them legal/conforming.

Both/And: Allow Missing Middle and Preserve NOAH 

Housing.
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Data from City Schools of Decatur Student Yield Analysis Report, 2020
Multipliers: Single Family = 0.55, Condo = 0.13, Apartment =0.36

City Schools of Decatur projections: Redevelopment of 25 single-family lots

# Homes # Bedrooms Multiplier # Est. School-Age Children

Redeveloped as larger, SF home 25 4-5 0.55 14

Redeveloped as duplexes (using townhome multiplier) 50 Qty 2 - 2-bedroom units 0.36 18

Redeveloped as triplexes (larger units) 25 top floor 2-bedroom unit 0.36 9

Redeveloped as triplexes (smaller units) 50 bottom floor 1-bedroom units (x2) 0.13 7

Redeveloped as quadplexes (four 1-bedroom) 100 1-bedroom uniits (x4) 0.13 13





On-street parking can address a lack of 
adequate parking along a street and can serve 
as a traffic calming measure, if motorists are 
driving at excessively high speeds along busy 
streets. By providing a buffer between sidewalk 
edge and moving traffic, on-street parking can 
help create a safer and more comfortable 
pedestrian environment.

Community feedback includes desire for 
more progressive parking policies.

Source: 2018 Community Transportation Plan Update, City of Decatur



Will An Increase in Homes Available for Low or Middle-Income Residents 
Impact My Home Value?
The construction of new homes for low or middle-income residents has had 
no consistent impact on the sale prices of nearby homes. 
From the Center for Housing Policy Insights: “The vast majority of studies 
have found that an increase in housing affordability does not depress 
neighboring property values, and may even raise them in some cases.” 

Overall, the research suggests that the type of attractive and modestly sized 
developments that constitute the bulk of newly produced affordable 
housing today help maintain a thriving community.



The median purchase price 
among institutional buyers was 
typically 26% below the state 
median price (GA: $256,962).

Average household income for 
areas of high investor home 
purchases: $59k 

Single Family Homes
Needing Repairs
Majority-Renter Areas

Source: Washington Post



253 home sales Decatur 2020-2021

Trend of Investor-owned homes.

Source: Washington Post
Home Sale Source: Adams Realty Intown Market 
Report, home sales as of 12/2021



Current rentals exist in Decatur
• Local owners
• Rental companies
Necessary option due to lack of starter homes

The unintended consequences are:
How would owner regulations apply to current 
properties who own rentals in Decatur (NOAH)? 
What about the DLT? Single-family homes? DHA 
and non-profit housing owners.
Code enforcement or policy options.



Short Term Rentals – Possible Accompanying Policy



















As part of the affordable housing initiative, the City hopes to develop a 
program of pre-designed units starting with ADUs. This could be expanded in 
the future, if successful, to encourage specific (fast tracked) designs for duplex, 
triplex, and quadplex units. 

New homes and conversions require permits, inspections, must meet 
standards. Four + units must have one ADA compliant unit. 

Minimum unit size requirements could be implemented.
On-street parking space = 15’ per car / Average car = 14.7’







• Recommendation to allow 2-unit (duplex) and 3-4 unit (walk up flat) 
dwellings to be constructed as new units or as converted units inside an 
existing single-family home in the following zoning districts: R-50, R-60, R-85 
and RS-17.

• Dwellings with 2, 3 or 4 units must comply with the same building 
regulations applied to a single-family home.

• All dwellings from 1-4 units required to have one parking space per dwelling 
unit; 2-4 unit recommendation may satisfy 50% of parking on the street 
provided (and confirmed through limited review):
• Parking is allowed on street
• Curb frontage space will accommodate compact vehicle(s)



• Performance Measurement: Annual Review of Missing Middle, Inclusionary 
Housing Units, affordable housing units created.

• Zoning: ability to adapt.
• Concerns raised during community input sessions under consideration, policies 

under consideration.





Lot = 51’w x 177’d
Side setbacks 5’ & 10’

Purchased New 2019
5 bedrooms / 5 baths

$1,285,000 purchase price
4,700 sf

3.94% interest
20% down

SF Home $1,285,000

Duplex $642,500

Triplex $428,333

Quadplex $321,250

For Sale: New Home Decatur 2019

Mortgage Monthly Prop Tax Total Rent SQ FT

SF Home $4,872 $1,735 $6,607 4,700               

Duplex $2,436 $868 $3,304 2,350               

Triplex $1,624 $578 $2,202 1,567               

Quadplex $1,218 $434 $1,652 1,175               

Quadplex + ADU $974 $347 $1,321 -

Example: New Home Rental Built 2019

Note: high-level estimates based on assumptions such as: 
Reduction in # of beds/baths in multi-unit vs. SF Home
Construction of smaller kitchens in multi-unit vs one larger luxury kitchen
Additional cost of fire-wall construction for multi-units
These are estimates only based on existing prices and costs.

Note: These are estimates only based on mortgage rate estimates and current property tax rates.



Purchased New 2021
5 bedrooms / 4 baths

$1,050,000 purchase price
3,500 sf

6.18% interest
20% down

SF Home $1,050,000

Duplex $525,000

Triplex $350,000

Quadplex $262,500

For Sale: New Home Decatur 2021

Mortgage Monthly Prop Tax Total SQ FT

SF Home $5,134 $1,478 $6,612 3,500              

Duplex $2,567 $739 $3,306 1,750              

Triplex $1,711 $493 $2,204 1,167              

Quadplex $1,284 $369 $1,653 875                 

Quadplex + ADU $1,027 $296 $1,322 -

Example: New Home Rental Built 2021

Note: high-level estimates based on assumptions such as: 
Reduction in # of beds/baths in multi-unit vs. SF Home
Construction of smaller kitchens in multi-unit vs one larger luxury kitchen
Additional cost of fire-wall construction for multi-units
These are estimates only based on existing prices and costs.

Note: These are estimates only based on mortgage rate estimates and current property tax rates.



Opportunity for a community to 
benefit from zoning law.
Added income.
Flexibility for life needs.
Affordable rental possibilities 
without subsidy.
Makes current duplex, triplex and 
quads legal / conforming.



Purchased home in 2006
6 bedrooms / 4 baths

$600,000 purchase price
3,500 sf

Year Built: 1915
6.4% interest

Mortgage Monthly Prop Tax Total SQ FT

SF Home $3,753 $885 $4,638 3,500               

Duplex $1,877 $442 $2,319 1,750               

Triplex $1,251 $295 $1,546 1,167               

Quadplex $938 $221 $1,159 875                  

Quadplex + ADU $751 $177 $928 -

Example: Home Conversion 2006 Home Purchase

Note: These are estimates only based on mortgage rate estimates 
and current property tax rates.



2018 City of Decatur Lifelong Communities Survey of COD, CSD & DHA employees /  133 Respondents

59% live over 6 miles from Decatur

54% currently rent

89% would like to live in Decatur

46% prefer a 2-bedroom

45% did not have a family member over age 18

Early Childhood and Support Staff: 30% to 60% AMI
Teachers: 60% to 100% AMI

Area Median Income (AMI) 1 Person HH 2 Person HH 3 Person HH

30% AMI $20,250 $23,160 $26,040

50% AMI $33,750 $38,600 $43,400

60% AMI $40,500 $46,320 $52,080

80% AMI $54,000 $61,760 $69,440

100% AMI $67,500 $77,200 $86,800

Area Median Income (AMI) Level Comparisons
Set each year by HUD for Atlanta-Sandy Springs-Roswell GA

Source: HUD Metro Atlanta-Sandy Springs-Roswell Area Median Income FY2022



1. Home #1: 2,700sf  4 bedroom/3 bath
2. Home #2: 1,921sf  4 bedroom/2 bath
3. Home #3: 1,960sf  4 bedroom/3 bath
4. Home #4: 2,038sf  4 bedroom/3 bath

How can we best put these homes to work for our CSD staff?
Four Bedroom Home Rental 

4-bedroom

60% AMI $1,678

Triplex + ADU

1-bedroom ADU 1-bedroom 1-bedroom 2-bedroom

60% AMI $1,085 $1,085 $1,085 $1,302

Duplex + ADU

1-bedroom ADU 2-bedroom 2-bedroom

60% AMI $1,085 $1,302 $1,302
Source: HUD Metro Atlanta-Sandy Springs-Roswell Area Median Income FY2022



Land transferred to Decatur Land Trust
HOA or Co-op Agreement

Development Goals: 
 Quadplex opportunity
 2/bedroom units
 100% AMI
 Sale Price $260,400 each
 Alternate Lease/Purchase

Source: HUD Metro Atlanta-Sandy Springs-Roswell Area Median Income FY2022





Harold Buckley, Chair, Decatur Planning Commission
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Source: HUD Metro Atlanta-Sandy Springs-Roswell Area Median Income FY2022


