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Mrs. Kathy Price 
Executive Director 
McMinn County Economic Development 
9 E Madison Ave., Suite 201 
Athens, TN 37303 
 
RE: Market Study – Single-family Market 

McMinn County, TN 
Housing Needs Assessment 

 
Dear Mrs. Price, 

In accordance with your request, I have compiled the necessary data to complete the attached market 
analysis relative to the above referenced areas.  In preparing this study, I have assembled data relative to 
the local economic trends, analyzed pertinent demographics, and surveyed the competitive single-family 
market to include information on the identified scope of work discussed.  The effective date of this 
analysis is May 15, 2019. 

It is my understanding that the intended use of this market study is to aid the client in understanding the 
local market in efforts to help relieve some pressure on housing demands.  The objective of this report is 
to gather, analyze, and present as many market components as reasonably possible.  The data and 
suggestions contained in this report are based upon the best judgments of the analyst; I make no 
guarantees or assurances that the projections or conclusions will be realized as stated.  It is my intent to 
provide my best effort in data collection and to express opinions relative to conclusions based on analysis 
of the data herein.   

There appears to be demand for new single-family dwellings in this market.  The lack of new single-family 
housing in the market coupled with job growth has caused a need for additional housing homes.  As 
documented in the report, there are barriers to entry for new projects to include the current income levels 
of those residing in the market coupled with the convenient access to other markets with superior school 
systems, shopping, and housing options.    

The attached document can be broken down into three sections: Executive Summary (pages 1-8), body 
of the report/analysis (pages 9-70) and the Addenda with supporting documents. 

I appreciate this opportunity to be of service. If additional information or explanation is necessary, please 
contact me.  I look forward to the opportunity of continuing to serve your consulting needs in the future. 

Respectfully submitted, 

 
 
 
Nelson C. Pratt, MAI 
(Tennessee Certified General  
Real Estate Appraiser #CG-2754) 

Digitally signed 
by Nelson Pratt 
Date: 2019.10.15 
14:59:04 -04'00'
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EXECUTIVE SUMMARY 
Client McMinn County Economic Development Council & Housing Task 

Force 
Location  McMinn County, Tennessee to include the Cities of Athens, Niota 

and Etowah 
Market Areas: Athens, Niota, Etowah, McMinn County 

Job Growth: Slowly Increasing in past years, currently at a high point. There is 
a known challenge to recruiting and retaining employees in this 
market. One reason stated by employers is the shortage of quality 
housing at competitive market pricing. An increase in housing 
options could lead to increased job growth.  

Population Growth: Stagnant; well below average for the region 
Unemployment Rate: 4.6% as of June 2019 

Median Income: McMinn County: $41,174 (below average for region) 
Median Age:  McMinn County: 43.8 
Demand: Need for quality housing options at price points that are achievable 

in the local market.  
Supply: x There are currently 148 two-, three- and four-bedroom 

homes listed on the MLS market. 

x The average days is 89 days for these listings.  

x Of these listings, 14% are two-bedrooms, 61% are three-
bedrooms and 25% are four-bedroom homes. 

x Of the current listings, 46 are listed below $150,000.  
Estimated Demand: 
(Five-Year Projection) 

Demand has been slow in the market historically. With a new 
school, continued job growth, new parks, dining and shopping 
options, there will likely be increased demand.  

Demand based on historical building permit activity coupled with 
the job growth in the market, household growth is projected to 
average approximately 150 to 175 new single-family dwellings, per 
year, over the next five years. Demand could be more if additional 
higher quality housing options were available along with 
development incentives.  

Historical Pricing: In addition to the number of single-family home sales increasing, 
average and median sales prices have been increasing for the 
past five years.  

x Average sale price was $114,297 in 2014 but has risen to 
$144,973 as of last year (2018).  

x Trailing 12 months data indicates an average sale price of 
$149,391. 

Estimates of the housing needs have been included herein with some ranges.  There is clearly a 
margin of error when dealing with a market that has experienced limited new supply on how the 
market will react to new product.  As discussed within this report, price points are believed to be a 
driving force as the sales prices in the area have historically been below other areas in the region.    
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2019 Employee Survey Results 
Two local surveys were conducted during our analysis. Questions were compiled by the analysts and the 
McMinn County Development Authority.  The responses represent the opinions of the buyers and renters 
in the market.  As such, the responses should be weighted heavily in the evaluation of the housing needs 
of this market.  

x Survey of Existing Place of Residence: The first was a survey of employees who work for the 
top 10 major employers in McMinn County to determine where they live.  

1. Six of ten Employers submitted responses. 

2. Results of this survey showed that 43.9% of the employees from McMinn County’s major 
employers are residing outside of McMinn County. The chart below reflects the 
breakdown on the counties. 

 
3. It is somewhat uncommon to have this high number of Counties in which employees are 

commuting to the market (approximately 29 Counties total from the employers that 
responded). 

  

County Percentage
McMinn 56.10%
Monroe 12.74%
Bradley 8.88%
Meigs 5.21%
Polk 4.13%
Rhea 4.10%

Hamilton 2.43%
Loudon 2.40%
Roane 1.10%
Knox 0.90%
Blount 0.80%

Other Counties 1.37%
Franklin 0.30%

Cumberland 0.20%
Anderson 0.18%
Catoosa 0.13%
Whitfield 0.10%
Murray 0.08%
Bledsoe 0.05%
Claiborne 0.03%
Grainger 0.03%
Grundy 0.03%
Marion 0.03%

Montgomery 0.03%
Moore 0.03%

Rutherford 0.03%
Sevier 0.03%
Union 0.03%

Washington 0.03%
Williamson 0.03%
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x 2019 McMinn County Employee Housing Survey: The second survey was of employees 
working in McMinn County to include those in healthcare, education and manufacturing.  There 
was a total of 421 employees that responded to this survey; which consisted of six questions. The 
results from the survey provide indication that the highest level of demand within this sample is 
for affordable, quality mid-tier single-family homes.  A summation of the data, as presented in the 
order of the questionnaire are outlined below.  There was a wide array of responses to the 
questions.  However, we have attempted to summarize the most prevalent data included in the 
responses.  

1. A total of 65.24% of the respondents live in McMinn County.  Bradley County and Monroe 
each capture 9% of McMinn County employees that responded. Current County of 
Residence of those survey is shown below: 
x Anderson County   0.24% 
x Blount County   0.48% 
x Bradley County   9.05% 
x Catoosa County, GA  0.24% 
x Cumberland County  0.48% 
x Hamilton County   1.19% 
x Knox County   1.43% 
x Loudon County   2.86% 
x McMinn County   65.24% 
x Meigs County   4.52% 
x Monroe County   9.05% 
x Polk County   2.62% 
x Rhea County   1.90% 
x Roane County   0.71% 

2. Do you Rent or Own? 

� 86.23% of participants were homeowners 

� 13.77% of participants were renters 

3. Which issues impacted your choice in housing, ranked in order?  

1. Affordability 

2. Quality of housing 

3. Commute time 

4. Proximity to shopping/dinning 

5. Recreation 

6. Schools 

4. If you live outside McMinn County, what prevented you from living in McMinn County?  

� Lack of activities/restaurants 

� Limited housing options 

� Quality of housing 

� Reputation of drug/crime issues 

� Lack of recreation activities 

� Inadequate high-speed internet options in some area 

5. If you live in McMinn County, what are the pros and cons? (summarized based on 
frequency of responses) 

� Pros: 

x Proximity to other markets 
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x Small town feel  

x Beautiful area 

x Minimal commute time 

x Low taxes 

� Cons: 

x Lack of quality housing options 

x Litter 

x Perception of drug/crime issues 

x Lack of recreation activities 

x Inadequate high-speed internet options 

x Reputation of schools 

6. If there were any issues finding suitable housing in McMinn County, please describe.  

� Overpriced housing for the quality  

� Dated inventory 

� Poor Quality  

� Lack of available, quality housing 

x Affordability was ranked as the number one factor indicates that there should be a focus on 
affordable development in the county to retain this segment of the population and attract new 
residents who are currently living in other counties due to the lack of suitable and affordable 
housing options.  

x The lack of available dining and entertainment options was cited a number of times.  

x 28% replied that affordability and lack of quality housing options were the determining factor in 
choosing to live outside of McMinn County.  

Summary and Conclusions 
There appears to be a moderate level of demand for new homes in this market, especially in the 
mid-tier range.  The local market has experienced a shortage of quality housing stock for a 
number of years.  The primary reasons for the lack of new supply to the market is a combination 
of below average income levels, high price points for lower than average quality product, and 
higher quality product in surrounding markets. There is believed to be demand present for 
moderately priced, quality homes. 
The basis for these findings are as follows.  

x Local Realtors have expressed a lack of quality housing. Clients frequently mention that 
they can find quality homes in surrounding markets for comparable prices.  

x In addition to the number of single-family home sales increasing, average and median 
sales prices have been increasing for the past five years. Average sale price was 
$114,297 in 2014 but has risen to $144,973 as of last year (2018). Trailing 12 months 
data indicates an average sale price of $149,391.  

x In a 2018 meeting, Tennessee Senator Mike Bell asked the plant managers in 
attendance how many positions they had available at that time, and the cumulative 
number was over 200 positions despite the low unemployment rate. This meeting 
resulted in additional meetings that further highlighted the need for a more skilled 
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workforce to meet the needs of the industries in the area. One of the suggested reasons 
for the unfilled positions is lack of suitable housing for employees in McMinn County.  

x Of the homes sold in 2018, 48% have garages. Locals express a need for more home 
options with garages. The majority of homeowners in this market own a vehicle.  
Garages are especially desirable in markets with high vehicle ownership.  

x There are currently 148 two, three- and four-bedroom homes listed on the MLS market. 

x The average days on market is 89 days for current two-, three- and four-bedroom home 
listings in the market.  

x Of these listings, 14% are two-bedrooms, 61% are three-bedrooms and 25% are four-
bedroom homes. 

x Currently, there is a 3-month supply of active listings. In a healthy balanced market, a 
six-month supply is considered typical.  

x Of the current listings, 46 are listed below $150,000.  
x There is a lack of new single-family dwellings in the market. Building permit level 

averaged approximately 123.5 permits per year since 2015.     



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.                                             PAGE 6 

Factors to Consider in Analyzing a Single-family Market 
Household Growth: A market area must be able to provide sufficient single-family dwellings to 
accommodate both its existing households, newly forming households and in-migrating households. 
If the existing housing stock does not contain an adequate supply of homes, the construction of new 
homes is necessary to accommodate household increase. 

In this market, there has been positive, but slow, household growth to justify new 
construction of single-family dwellings.  However, it is believed that the largest demand driver 
is present in the pent-up demand noticed in the lack of suitable housing options identified 
herein coupled with new industry planned in the local and surrounding markets. Although 
household growth has been positive, it has been below average. 

New Homes in Pipeline: Developments that are planned or under construction will increase the 
existing supply and may affect market equilibrium. The homes in the pipeline include the off-line 
homes that will be renovated and returned to the market, as well as unstabilized project that are in 
lease-up.  

New supply has been limited in this market for years due, in part, to the slow population 
growth, existing sales prices, and availability of higher quality single-family dwellings in 
surroundings markets. 

Substandard Housing Conditions: The characteristics of a primary market area’s rental inventory 
can be a source of demand. Below average unit conditions or obsolete unit designs can produce a 
pent-up demand for new homes to replace the older housing stock.  

This is not a primary key for the local market.  There is a small portion of the market that is 
living in substandard housing conditions that are either not up to code or overcrowded, but 
the percentage is lower than the national average.  

The lack of housing options can lead to overcrowding or those living in substandard housing 
conditions.  Many potential buyers that would likely consider traditional housing homes may 
be currently living in substandard or overcrowded situations. 

Residence Replacement/Demolition: Homes can be removed from the inventory for a number of 
reasons, including natural disaster, eminent domain, condemnation, abandonment, or demolition and 
conversion to non-residential use. Replacement of existing homes can be a major cause for 
residential construction, especially in established communities with limited vacant land available for 
development.  

We are unaware of any significant incidents in the local market that caused the removal or 
destruction of homes from the market inventory.  

Days on Market: A market area’s performance in adding and filling additional homes is often a 
better gauge of its ability to accommodate additional homes than household growth, especially in an 
area with a stable or declining population or an aging housing stock that does not satisfy needs or 
expectations of current residents.  

Days on market for existing product is an important factor in analyzing demand.  There is 
currently a three month supply in the market. Three or fewer month supply is an indication 
that there is insufficient supply to meet demands of the market.  

x Days on market has continually decreased since 2014.  
x In 2014, the average days on market was 172. 
x By 2018 the average had fallen to 112. 
x The current days on market is average is 89.   

Market Balance: Demand for new homes comes from household growth as well as from pent-up 
demand due to a lack of available and affordable housing and/or substandard housing. Pent-up 
demand is often illustrated by very low days on market. If the number of new homes that are planned 
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or under construction exceeds the Primary Market Area’s (PMA’s) historic housing absorption levels 
or its projected levels of owner household growth, the completion of all the homes in the 
development pipeline could temporarily oversaturate the market and lead to rising days on market 
and declining sales prices.  A PMA is generally defined as the area in which a market will draw a 
majority of its residents.  

There does not appear to be oversaturation based on the lack of single-family dwellings in 
the pipeline.  The lack of available housing is an issue that several professionals have noted.  
Due to the low days on market and lack of options, there appears to be some imbalance in 
the market.   

There is also believed to be pent-up employment demand as there are reported to be unfilled 
jobs, due in part, to the lack of housing. As reported in a news article THEC Recommends 
New McMinn County Higher Ed Center. Written by Holly Vincent, Tennessee Senator Mike 
Bell asked the plant managers in McMinn County how many positions they had available at 
that time, and the cumulative number was over 200 positions despite the low unemployment 
rate. This meeting resulted in additional meetings that further highlighted the need for a more 
skilled workforce to meet the needs of the industries in the area as well as additional suitable 
housing options for the workforce. 

Market Segmentation: Household growth, job growth, and residential construction do not 
necessarily occur evenly throughout all income ranges. The need for additional homes can be 
limited to specific price ranges or market niches.  

In this market, it is believed that demand exists for mid-tier homes.  Based on the income 
levels in the market, there appears to be more need for homes in the $150,000 to $200,000 
range.  

x There are currently 148 listings on the MLS.  
x Of the two-, three-, and four-bedroom listings on the MLS, only 17% of the listings 

are listed between $150,000-$200,000.  

Number of Potential Income Qualified Households: The primary area, in nearly all cases, must 
contain a sufficient number of households who meet the mortgage qualifications required to 
purchase a specific single-family dwelling. If it does not, the planned new construction project will not 
succeed unless it can attract households from supplemental sources, such as renters or 
homeowners living outside the market area who would not otherwise move.  

There are adequate households in place to support additional affordable/workforce single-
family housing.  One underlying issue is that employers are having a difficult time attracting 
new workers from outside the area due to the availability of quality housing options.  Given 
the proximity to other market such as Cleveland, Lenoir City, Knoxville and Chattanooga, the 
market has experienced issues in attracting the quality of new housing experienced in these 
markets.  As such, it is unlikely that the market will attract income-qualified buyers from other 
markets for upper tier housing.  It is more likely that low- to mid-tier housing options will 
attract buyers from surrounding markets.  

Location: A site’s adjacent land uses, neighborhood characteristics and/or surrounding land uses 
may attract or prevent homeowners from moving to the site.  

Proximity to highways, services, and transportation are key components in this market.  The 
presence of Interstate 75 is considered to be one of the most positive attributes of the 
market, but also a challenge.  The positive feature is that the interstate and limited traffic, the 
market is attractive to certain industries due to its proximity to major markets.  The challenge 
is that many employees that work in McMinn County choose to live in other markets with 
superior housing options, shopping centers, superior schools, and amenities.  

Labor Force Commuting: According to survey numbers conducted herein, approximately 
43.9% of workers employed by major employers in McMinn County live outside the county. 
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The 2015 census shows that 50.7% of workers are commuting from other counties. Having 
additional, quality single-family dwelling options in the county could potentially capture some 
of those currently living outside the County. 

Price Points: Demand estimates indicate the number of households able to afford mortgages, not 
their willingness to do so. If a proposed price point is not properly positioned based on location, 
construction quality, design, home size, and income qualified households may not sell the proposed 
homes in a new development.  

Price point is a key factor in this area.  While there is a need for housing, there is a 
significant percentage of the market that could not afford the mortgage necessary to justify 
new construction. 
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INTRODUCTION 
The McMinn County Economic Development Authority was tasked to address the housing 
needs of McMinn County and the three cities outlined in this report.  The board has engaged 
Hodges & Pratt Co. to conduct a market study that addresses the scope of work items noted 
within this report.  The purpose of this assignment is to assess the market characteristics of 
McMinn County, Tennessee and to outline the housing needs.  An analysis was conducted of 
the subject’s overall market conditions, neighborhood and regional characteristics, and supply 
and demand factors.  The scope of work herein includes an analysis of the area’s economy, a 
demographic analysis as it pertains to the area, an analysis of area housing, and a field survey 
of single-family dwellings discussed in the market.  In an effort to familiarize ourselves with the 
local market conditions, surveys were conducted with numerous property managers and real 
estate professionals that have experience in this market.  The U.S. Census, local municipalities, 
American Community Survey (ACS), and STDB/ESRI provided historical and projected 
population and household data as well as income and owner-occupied percentages.   

PURPOSE OF ANALYSIS 
The purpose of this study is to analyze market demand and characteristics for the local market.  
In addition to discussion of the housing needs, information on current housing stock has been 
addressed.  It is my understanding that this report will be utilized in conjunction with planning by 
the local municipalities as they look to incentivize development to the market.  This analysis 
represents the best available attempt to identify the current market status and future market 
trends with respect to the client’s development objectives and consequently has been 
developed to determine the current market’s needs.  Therefore, the conclusions in this study are 
applicable only to the market identified herein, and only for the potential uses for that site 
described to me by the client.  The intended user of this report is The McMinn County Economic 
Development Authority.  Publication of this document to a media outlet or use of the report for 
any other use or user is prohibited.  

SCOPE OF ANALYSIS 
This report communicates the pertinent data and conclusions developed during my analysis.  
Data was compiled from numerous sources in addition to materials retained in my files from 
prior projects.  Below outlines the scope of work noted in the employment agreement.  The body 
of the report addresses these items along with other pertinent demographics and statistics.  

x Supply analysis of the single-family housing market 

x Demand analysis for ownership housing based on historical and projected household 
growth 

x Discussion of the various Cities, locations, and commuting patterns 

x Discussion of the unfilled jobs and their potential impact on new housing for recruitment  

x Absorption rates of the newest product in the local and surrounding markets 

x Pricing analysis from the local MLS Historical and current development patterns 

x Descriptions of the area characteristics to include demographic analysis of population 
growth, household growth, and industry. Consideration would be given to several 
geographies to include City, County, Zip Codes, Drive Times and Census Tracts. 

x Detail on historical building permits and price points for new construction. 
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x Comments and analysis on the current subdivision regulations and how they compare to 
other markets and note any potential revisions 

ASSUMPTIONS AND LIMITING CONDITIONS 
1. Possession of this report, or a copy thereof, does not carry with it the right of publication.  It may 

not be used for any purpose by any person other than the party to whom it is addressed without 
the written consent of the appraisers, and in any event, only with proper written qualification and 
only in its entirety.  

2. Information furnished by others is assumed to be true, correct and reliable.  A reasonable effort 
has been made to verify such information; however, the analyst assumes no responsibility for its 
accuracy. 

3. Neither all nor any part of the contents of this study, or copy thereof, shall be conveyed to the 
public through advertising, public relations, news, sales or any other media without written 
consent and approval of the appraisers.  Nor shall the analyst, firm or professional organizations 
of which the analyst is a member be identified without written consent of the analyst. 

4. Unless arrangements have been previously made, the analyst will not be required to give 
testimony or appear in court, with reference to the report in question, because of having 
performed this study. 

5. Current and historical market conditions have been analyzed in anticipating trends pertinent to 
the date of this study.  It should be noted however that unforeseeable changes in economic and 
market factors could dramatically affect the value estimate and conclusions herein.  This includes 
shifts in the number of homes that are delivered to the market.  The analyst has estimated the 
number of homes to be delivered, but this number is fluid and could change after the report is 
completed.   

6. There are factors in the market that could change the projected growth rates of the area, such as 
new schools, public parks, land use plan, etc.  It is unlikely that growth rates will be enhanced 
without these items; limiting future demand for new housing homes.    

7. Acceptance and/or use of this report constitutes acceptance of the foregoing general 
assumptions and general limiting conditions. 

DATE OF REPORT AND ANALYSIS 
The effective date of the report is the date at which the estimate applies and establishes the 
market conditions that provide the context for the opinions. The date of the report reflects the 
issuance date of the report and indicates the perspective of the analyst on the market or 
property use conditions as of the effective date.  The date of the report is October 15, 2019, 
which represents the final composition date of this document.  The effective date of the report is 
May 15, 2019, corresponding with the updated date of demographics, surveyed comparables 
and discussion with the planning departments.   
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LOCAL SURVEYS 
Two local surveys were conducted. The first was a survey of employees who work for the top 10 
major employers in McMinn County. The second was a survey of employees working in McMinn 
County to include those in healthcare, education and manufacturing. There was strong 
participation (6 of 10 employers ((3,996 employees)) in the first survey and 421 participants in 
the second survey). The results from the survey provide profound indication that the most 
demand is for affordable, quality workforce housing. 
Survey of Employees at Top 10 Employers 
A survey was conducted of the top ten major employers to determine where their employees live 
and how many commute from counties outside of McMinn. Of the 10 employers surveyed, 6 
responded. Of the 3,996 employees that were surveyed, 56.10% live in McMinn, 43.9% live 
outside of McMinn County.  The chart below shows the percentage of employees living in each 
county listed. Counties accounting for less than 0.80% were omitted.   

 
The following chart illustrates the inflow of employees that work in McMinn County but live in 
other counties; 2,238 of the employees surveyed live and work in McMinn County.  The 
percentages shown in this survey indicates that approximately 56.10% of the workforce for 
these six companies reside in McMinn County.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.                                             PAGE 12 

 
 

Survey of Employees Working in McMinn County 
In a survey conducted by the McMinn County Economic Development Authority, participants 
representing manufacturing, education and healthcare were asked what factors impacted their 
decision to live within McMinn County or to seek housing in another county. Of the 421 
respondents, 86.23% were homeowners and 13.77% were renters.  
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Driving Forces for Housing Decisions 

 
In order of importance, participants ranked affordability, quality of housing, commute time, 
proximity to shopping/dinning, recreation, then schools as the top determining factors in their 
housing decision. These rankings align strongly with qualities the workforce housing population 
values. It is apparent that the majority of demand is for quality, affordable single-family housing 
for workforce. 
Affordability as the number one factor indicates that there should be some focus on affordable 
development in the county to retain this segment of the population and attract new residents 
who are currently living in other counties due to the lack of suitable and affordable housing 
options.  
The survey asked about the pros/cons of living in McMinn County. The common pros were 
convenience to work/schools, low cost of living, convenience to larger cities (Knoxville and 
Chattanooga), Athens city schools are desirable, quiet small town feel and beautiful area. The 
common cons were the lack of desirable housing supply at reasonable prices, availability of 
quality internet providers, abundance of litter, crime, lack of restaurants and entertainment, road 
quality and limited nightlife for young professionals.  
Participants who live outside McMinn were asked what prevented them from living within the 
county. Of the 52 responses, 28% replied that affordability and lack of quality housing options 
were the determining factor in choosing to live outside of McMinn County.  

 

Affordability

Quality of Housing

Commute Time

Proximity to 
Shopping/Dining

Recreation

Schools
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SAMPLE OF NEWS ARTICLES 
Eighty Percent of Contractors Report Difficulty Finding Qualified Craft Workers to Hire as 
Association Calls for Measures to Rebuild Workforce 
AGC (Associated General Contractors of America) conducted a survey of its members in late 
June, July and early August 2018. Over 2,500 individuals, from a broad range of firm types and 
sizes completed the survey. Among responding firms, 65 percent are involved in building 
construction. The report is evidence that the complications of housing affordability are layered.  

x Eighty percent of construction firms report they are having a hard time filling hourly craft 
positions that represent the bulk of the construction workforce, according to the results of 
an industry-wide survey released today by Autodesk and the Associated General 
Contractors of America (AGC). Association officials said shortages pose a significant risk 
to future economic growth and they released a new workforce development plan to solve 
the growing problem. 

x “Labor shortages in the construction industry remain significant and widespread,” said 
Ken Simonson, AGC’s chief economist. “The best way to encourage continued 
economic growth, make it easier to rebuild aging infrastructure and place more young 
adults into high-paying careers is to address construction workforce shortages.” 

x Workforce shortages are impacting construction schedules and increasing the cost of 
many construction projects. Forty-seven percent of firms report that workforce shortages 
have prompted them to put higher prices into their bids for new projects. Meanwhile, 44 
percent of firms report that already-underway projects cost more than originally 
anticipated because of workforce shortages. At the same time, 46 percent of firms report 
that workforce shortages are causing projects to take longer than originally anticipated. 
And 27 percent report they have put longer completion times into their bids for new work 

x Most firms are paying more to attract and recruit workers. Sixty-two percent of 
construction firms report they have increased base pay rates for craft workers because 
of the difficulty in filling positions. 
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Additional News Articles 
The following data summarizes some recent newspaper articles as it relates to the local 
economic and housing markets.  The title of the article, author, news source, and date have 
been italicized.  Bullet points outlining some of the pertinent data is shown below each article.  
New $17.75 Million McMinn County Higher Education Center To Be Built In Athens. The 
Chattanoogan.com, Monday, March 4, 2019 

1.  “This is a great opportunity for our region,” said Senator Bell.  “This project will be a shared 
services campus that will not only create educational training opportunities for local citizens, 
but will be a catalyst for bringing new jobs to our communities. We want to thank Governor 
Lee for funding it in his budget.  This is a call in action of years of work of dozens of people.  
This includes Mayor John Gentry, Mayor Chuck Burris, EDA Executive Director Kathy Knight, 
and former Representative John Forgety, members of the McMinn County and Athens City 
Commissions, along with many other local leaders who have worked diligently to make this 
project a reality.  It was truly a group effort.” 

2. Of the total cost of the project, $14.23 million is included in Governor Lee’s proposal for the 
2019-2020 fiscal year.  The new 51,500-square-foot building will house classes for 
Tennessee College of Applied Technology (TCAT) at Athens, Cleveland State Community 
College and UT Ag Extension.  The colleges will partner with local industries to train workers 
in skills needed for area jobs. 

THEC Recommends New McMinn County Higher Ed Center. Written by Holly Vincent, Cleveland 
State News Center, November 15, 2018. 

1. “During the meeting, Tennessee Senator Mike Bell asked the plant managers in 
attendance how many positions they had available at that time, and the cumulative 
number was over 200 positions despite the low unemployment rate. This meeting 
resulted in additional meetings that further highlighted the need for a more skilled 
workforce to meet the needs of the industries in the area.” 

2. “Cleveland State President Bill Seymour stated, “I am very proud of the collaboration 
developed for this project. CSCC and TCAT-Athens are sister institutions who are 
dedicated to serving the same 5-county service area.  This will expand educational 
opportunities in the region and better support the training needs of area business and 
manufacturers.  A new facility in Athens is a major goal of the Community First Strategic 
Plan. A new center for Cleveland State will provide space for additional full-time faculty 
who will support additional academic programs that can be completed at that facility” 

Denso expands McMinn County facility; 320 new jobs. Written by WRCB Staff, WRCBTV 
February 28, 2018. 

1. Automotive supplier Denso will expand its operations in Athens with a $190 million dollar 
expansion. 

2. “Denso is one of Tennessee’s largest employers and has been a valuable part of our 
state for 30 years,” Tennessee Gov. Bill Haslam said. “The expansion in Athens 
demonstrates the confidence that employers have in our workforce and economy. 
Denso’s continued investment in our state provides one more example of how 
Tennessee will lead in the creation of high-quality jobs.”  
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Locational Attributes of the Property 
Consideration is given to the location attributes of the property to include the linkages to the 
neighborhood, supportive services, proximity to employment centers, and land use trends in the 
area.  In this market, strong consideration is given to the proximity to major arteries as many of 
the potential buyers may choose to commute given the lack of traffic in this market.  
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Location Rating 
A location rating has been provided for the four areas noted herein.  The competitive ranking is 
based on ten categories that rank each City versus the County.  The higher the rating for an 
area reflects a higher score and stronger likelihood for development.  The scoring system 
illustrates the highest score for housing for Athens; which is not surprising given that it reflects 
the highest concentration of population and job density in the areas.  This would be further 
enhanced with new schools. Given the rural attributes of the county and cities, there are few 
definitive or distinguishing factors to contribute to a major difference of the scores in the 
analysis. Please note this is a sample analysis that could vary from project to project 
based on location and targeted buyer base.   

 
  

County Athens Niota Etowah

1 Proximity to existing development 8 9 9 9 7

2
Public planning and development 
support for apartments 9 10 10 10 10

3
Location in path of new residential 
growth

7 8 6 5 8

4
Proximity to major roads—ease of 
access and visibility (existing or 

2 3 4 4 3

5
Reputation and prestige of area (social 
reputation, other crime in area, etc.) 4 5 8 6 5

6
Proximity and ease of access to 
shopping centers (convenience and 

3 2 3 3 2

7
Proximity and ease of access to 
employment centers

1 1 2 2 1

8
Aesthetics and natural features in 
area 10 7 1 1 9

9
Proximity to entertainment and 
cultural areas (theaters, parks, golf , 
restaurants)

5 4 5 7 4

10
Proximity and reputation of 
schools in area

6 6 7 8 6

Total (Individual score times w eighting) 381 381 342 338
Percentage of Total Scores 26% 26% 24% 23%

Single Family Dwelling Competitive Location Analysis  

Factor Rating Criteria
 Segment of Market Area Rank by 

Importance
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NEW CONSTRUCTION AFFORDABILITY ANALYSIS 
The following information has been collected in an effort to determine the income required to 
purchase a $165,000 house/lot. The projection below is based on data retained in the work 
file for costs and sizes of new construction projects.  Please note that this is a project-
specific calculation and is subject to change based on quality of construction, amount of 
infrastructure needed, and level of site work needed for an individual deal.  One of the 
barriers to entry for single-family development is the rising costs of construction to include both 
labor and materials.  
In this sample scenario, it is estimated that it would take an annual household income of 
approximately $42,206 in this market to make the new construction feasible for construction that 
includes a moderate level of finish and amenities.  This is based on the average indications 
shown herein.  

 
  

Data Inputs

Average unit size 1,500 sq. ft.

Construction cost $100.00 per sq. ft.

Land size 0.50 acres

Land cost $15,000 per lot

Calculation of Required Costs Square  Feet Cost per Unit

Building and site improvement cost 1,500 X $100.00 = $150,000

Land cost per lot 1 X $15,000.00 = $15,000

Total cost $165,000

Typical Down Payment 10% ($16,500)

Estimated Loan Amount $148,500

Calculation of Income Requirement 

Principal & Interest Payment $148,500 at   4.25% 30-year mortgage = $731

Add expenses Real Estate Taxes, Utilities & Insurance = $500

Total Monthly Costs $1,231

Annual Amount $14,772

Household Income Required to Afford this home based on ratio of: 35% $42,206

New Construction Affordability Analysis: Income Required to Purchase $165,000 house/lot
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CURRENT LAND INVENTORY 
A survey was conducted in order to ascertain the market for available land. A total of 101 listings 
with zero to five acres were discovered. Not all listings would be suitable options for a single-
family development. These properties were listed on MLS and likely reflect most of the available 
land, excluding the inventory being marketed on peer to peer and third-party listing services or 
for sale by owner listing services at the time of the study.  There is an abundant supply of land 
for sale at reasonable asking price that would be suitable for development.   
Inventory discovered indicates a range in asking prices from $6,000 to $139,000 and $8,333 to 
$24,167 per acre. There are several factors responsible for the wide range in unit values 
presented to include: size, location, and topography. Of those attributes, location and 
topography have the most impact on unit price. The properties with the highest price per acre 
are typically characterized by good proximity to main commercial, retail, entertainment 
development and reasonably good topography.  

MLS Active Land Listings 

   List Price  # Acre  Days On  Price/Acre 

Low  $6,000   5  6  $8,333  

High   $139,000   0.17  2,448  $24,167  

Mean  $31,758   1.18  364  $44,031  

Median  $25,500   0.66  185  $38,984  

The chart below displays a year over year overview of the market asking prices, days on market 
and price per acre. There has been a steady increase in price per acre and fluctuating average 
days on market since 2016. 

 

2016 List Price No of Acres Days on Market Price Per Acre
Low $3,000 0.17 14 $3,667
High  $41,075 5 671 $47,059
Mean $17,445 1.84 143 $15,026
Median $15,500 1.325 112 $10,886
2017 List Price No of Acres Days on Market Price Per Acre
Low $2,500 0.1 0 $2,069
High  $55,000 5 6077 $180,000
Mean $17,096 1.6 344 $15,027
Median $15,000 1 186 $10,886
2018 List Price No of Acres Days on Market Price Per Acre
Low $2,500 0.34 25 $2,941
High  $49,000 5.07 261 $62,500
Mean $17,456 1.84% 95 $17,170
Median $16,500 1.085 1 $12,000
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There was a .01% price per acre increase from 2016-2017 and a 14.26% price per acre 
increase form 2017-2018. 

 
  

2016 Price Per Acre
Low $3,667
High  $47,059
Mean $15,026
Median $10,886
2017 Price Per Acre
Low $2,069
High  $180,000
Mean $15,027 0.01%
Median $10,886
2018 Price Per Acre
Low $2,941
High  $62,500
Mean $17,170 14.26%
Median $12,000
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AREA DATA AND ANALYSIS 
Location and Proximity 
McMinn County, Tennessee is situated in the southeast portion of the state midway between 
Knoxville and Chattanooga along the Interstate 75 corridor.  Given its proximity to the interstate 
system, McMinn County is within a day’s drive of a majority of the entire East Coast.  McMinn 
County is located approximately 52 miles northeast of Chattanooga and 55 miles southeast of 
Knoxville.  Athens is the county seat of McMinn County and is the largest city in the county.    

McMinn County GCEP 

  

McMinn County is part of the Greater Chattanooga Economic Partnership (GCEP), a public-
private, regional economic development partnership that represents a 16 county region 
including Bledsoe, Bradley, Hamilton, McMinn, Marion, Meigs, Polk, Rhea, and Sequatchie 
Counties in Tennessee; Catoosa, Dade, Murray, Walker, and Whitfield Counties in Georgia; and 
DeKalb and Jackson Counties in Alabama.  
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Boundaries of the Market Area 
In consideration of the natural and geographic boundaries of the market, as well as published 
sources, I have utilized McMinn County, Athens, Niota and Etowah as the general boundaries 
for the primary market area.  
Approximate Boundaries of Primary Market Area as Drawn on SiteToDoBusiness Website 

McMinn County 
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Athens 
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Niota 
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Etowah 
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Education 
Public education in McMinn County is provided by the Athens County Schools and McMinn 
County School District. The district has nine schools serving approximately 5,452 students from 
pre-kindergarten to 12th grade and staffs 331 teachers. For the 2017-2018 school year, the TN 
Department of Education reports that students of McMinn County School District have a 
success rate (students that scored on track or mastered on annual state tests) of 35.8%. This is 
below the state average of 39.1%. However, McMinn County School District’s high school 
graduation rate is higher than the state’s at 94.5% (the state has a graduation rate of 89.1%). 
The district also has a postsecondary enrollment rate of 53.4%, while the state’s postsecondary 
enrollment is 64.1%. 
Higher education in McMinn County is available through Cleveland State Community College’s 
satellite campus in Athens, The Tennessee College of Applied Technology, and Tennessee 
Wesleyan University. The closing of Hiwassee College (enrollment was 302 students in fall of 
2017) could lead to increased enrollment of students and staff for McMinn County higher 
education institutions.  
There is a proposal to consolidate all elementary schools that are currently in deteriorating older 
neighborhood buildings, into one large 1,300 student state of the art building on the site of the 
existing City Park elementary school. This would be the first new school building in the 
community since the 1970s.  
In addition to the proposed new school, the middle school would also have a major 
rehabilitation.  
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Transportation 
As stated, Athens is located along Interstate 75; additionally, Athens is situated on a main 
corridor for rail traffic provided by Norfolk-Southern Railroad and CSX Transportation.  Athens is 
also served by numerous highways to include U.S. Highway 11 and State Highways 30, 39, 
305, and 309.   
The Tennessee Department of Transportation (TDOT) is currently working on I-75 interchange 
improvements at SR-30 and SR-305.  Work is anticipated to be completed in October 2019.  
Preliminary planning is underway for improvements to the bridge over Middle Creek on SR-39 
and work is pending for the Etowah Road Bridge over Conasauga Creek. 
The McMinn County Airport, located two miles southeast of downtown Athens, provides the 
county with general aviation service.  The nearest commercial airline and air freight services are 
in Knoxville and Chattanooga.  Southern Railroad provides rail service to the city.  The 
Tennessee and Hiwassee Rivers provide year-round navigable waterway access connecting 
McMinn County to several major markets. 

Infrastructure 
Infrastructure is an increasingly important metric in development. The infrastructure of a county 
determines how well residents can make use of their community, and includes measures of 
walkability, commute times and internet access. It has been expressed that McMinn County is 
“debt free”.  Although the county may debt free, there are infrastructure deficits that create 
barriers to attracting new development in the market. Spending on schools, sidewalks for 
increasing walkability, sewer access within the city and promoting access to the internet that 
should be explored.       
According to a USNews report, 79.6% of McMinn County have internet in their homes. This 
ranking is lower than the national and state average of 93% and 92.1%, respectively. Peer 
groups (counties of similar populations with similar distinguishing characteristics) average 
87.5%.   

McMinn County  

 
Source: usnews.com/news/healthiest-communities/tennessee/mcminn-county 
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Zoning 
Specific details relative to zoning have not been included with this report.  Links to various 
zoning municipalities are outlined below for reference. 
http://www.cityofathenstn.com/comdev/pdf/City%20of%20Athens%20Official%20Zoning%20Ma
p%20%20Aug%2021%202014.pdf  
https://www.cityofetowahtn.com/DocumentCenter/View/594/Zoning-MAp  

Subdivision Regulation Review 
A review of McMinn County’s subdivision regulations has been conducted. The Regulations 
were originally adopted in November of 1967 and updated through July of 2012. The regulations 
are not outdated in comparison to other nearby counties that are similar in size. Larger MSA’s 
like Knoxville and Chattanooga commonly update regulations every three to five years. Data 
was collected and analyzed on sidewalks, set backs and block length. There are minor 
differneces in the sidewalk widths required. There were no major distinguishing factors to note 
between the county and municipalities. Subdivision Regulations in McMinn County, The City of 
Athens and Etowah are outlined below.  

McMinn County 

x Sidewalks: 
o Not less than one foot from the property line.  
o Must measure at least four feet wide and four inches thick in single-family 

residential areas.  
o Must measure a at least five feet wide and four inches thick in multi family 

residential areas. 
o Must measure at least ten feet wide and four inches thick in commercial areas. 

x Set backs: 
o From side of property: 10 ft.  
o From rear of Property: 15 ft.  
o Corner lots: 35 feet or greater 

x Block length and width: 
o 300-1,200 feet in length  

 
http://www.sedev.org/wp-content/uploads/2018/03/39SR.12g.pdf  
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Athens 

x Sidewalks: 
o Not less than one foot from the property line.  
o Must measure at least four feet wide and four inches thick in single-family 

residential areas.  
o Must measure a at least five feet wide and four inches thick in multi family 

residential areas. 
o Must measure at least eight feet wide and four inches thick in commercial areas. 

x Set backs: 
o From side of property: 15 ft.  
o From rear of Property: 35 ft.  
o Side Streets: 30 feet or greater 

Set backs are per Zoning Code inside the City of Athens and are only for subdivision 
propoerties outside the city in the growth boundary where no zoning exsists.  

x Block length and width: 
o 300-1,200 feet in length  

 
http://www.cityofathenstn.com/comdev/pdf/Athens%20Official%20Zoning%20Ordinance%20revi
sed%20February%2017,%202016.pdf  
 

Etowah 

x  Sidewalks: 
o Not less than one foot from the property line.  
o Must measure at least four feet wide and four inches thick in single-family 

residential areas.  
o Must measure a at least five feet wide and four inches thick in multi family 

residential areas. 
o Must measure at least six feet wide and four inches thick in commercial areas. 

x Set backs: 
o From side of property: 10 ft.  
o From rear of Property: 15 ft.  
o Corner lots: 35 feet or greater 

x Block length and width: 
o 300-1,200 feet in length  

https://cityofetowahtn.com/DocumentCenter/View/593/Subdivision-regulations 
 
Regulations were found to be in line with rural counties of similar populations (Meigs, Rhea, 
Morgan, Monroe and Morgan) in the region. There are no apparent barries to entry into the 
housing market due to any of the above listed three (3) subdivision regulation districts within 
McMinn County.  
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Proposed Revision to Building Regulations 
Consideration should be given to adding a protection for ridgetops and hillsides in order to 
preserve the designated areas for the following purposes:  

x Best accommodate severe weather. 

x Protect natural areas and vegetation for air and water quality purposes 

x Preserve the natural beauty of the topography in the region.  
 

Land Use Plan 
Land-use planning is the process of regulating the use of land in an effort to promote 
development as well as more desirable social/environmental outcomes and a more efficient use 
of resources. A land use plan for the City of Athens is being conducted. The Land Use Plan is a 
potential solution for the sustainable use of land, long-term development and for preparation of 
the best use of land in the city.  It stands to reason that incentives for new development be done 
in conjunction with the findings of the land use plan.   
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Population 
According to the chart below McMinn County has grown moderately in population over the past 
nine years with a 0.27% annual increase from 2010 to 2019. Athens, Niota, and Etowah have 
also had a positive annual population growth for the 2010 to 2019 period at 0.21%, 0.54% and 
0.03%, respectively. The Knoxville and Chattanooga MSA both had a higher growth rate at 
0.74% and 0.89% annually for the 2010 to 2019 period, respectively. The state of Tennessee 
has the highest annual increase at 0.91%. Five-year projections from ESRI show an annual 
increase of 0.27% in McMinn County.    

 
Employment 
Employment in McMinn County was 21,660 in 2018 and is at 22,689 as of June 2019.  The 
Knoxville and Chattanooga MSA’s demonstrated a ten year high in employment for 2018 with 
404,300 and 263,980 persons employed, respectively. Both MSA’s have exceeded last year’s 
numbers as of June 2019 with 425,001 and 269,689 persons employed.  See the charts below 
for employment levels from 2008 to June 2019 for McMinn County and the Knoxville and 
Chattanooga MSA’s. 

 

Area 2000 2010 2019 Proj. 2024
Annual % Change 

2000-2010
Annual % Change 

2010- 2019
Annual % Change 

2019-2024
Gross % Change 

2019-2024
Athens 12,766 13,266 13,521 13,683 0.38% 0.21% 0.24% 1.18%
Niota 632 719 755 771 1.29% 0.54% 0.42% 2.08%
Etowah 3,510 3,466 3,476 3,485 -0.13% 0.03% 0.05% 0.26%
McMinn County 49,015 52,266 53,559 54,286 0.64% 0.27% 0.27% 1.34%
Knoxville MSA 748,252 837,571 895,244 927,801 1.13% 0.74% 0.71% 3.51%
Chattanooga MSA 476,579 528,143 572,409 596,924 1.03% 0.89% 0.84% 4.11%
Tennessee 5,689,283 6,346,105 6,885,931 7,195,563 1.09% 0.91% 0.88% 4.30%
Source: U.S. Census Bureau/STDB Pro jections

Population Growth
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Over the past twelve months, monthly unemployment rates in the local geographic sectors have 
ranged between 2.5% and 4.6% with the Knoxville MSA exhibiting the lowest rate of 2.5%. 
Meanwhile, state and national unemployment rates are higher ranging from 2.7% to 4.1% in the 
same twelve month period.  As of June 2019, McMinn County stands at 4.6%, Chattanooga 
MSA at 3.9%, Knoxville MSA at 3.9% and the nation at 3.8%, and the state at 4.0%.  
McMinn County had a higher rate of unemployment than both MSA’s, the state and the nation 
from 2008 to 2019 with the exception of 2017 when the national average was 4.4% and McMinn 
County was 4.3%.  Please see the chart and graphs below for illustrations of these statistics: 
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Economy 
Manufacturing is the largest industry in McMinn County, accounting for over 30% of the nonfarm 
employment in the county. Retail trade is the second largest industry, followed by Government 
and government enterprises.  All other industries in the county account for less than 10%. Below 
are charts showing employment by industry in 2017 for McMinn County. McMinn County ranks 
higher than the state and nation in manufacturing wages. In the first quarter of 2019 the average 
weekly manufacturing wage for McMinn County was $1,218.  Tennessee’s for the same period 
was $1,184, and the national average was $1,113.   
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According to the McMinn County Economic Development Authority, listed below are currently 
the top ten employers and top Industrial Manufacturing in McMinn County: 

 

Number of 
Employees

1 DENSO  1750
2 Starr Regional Medical Center  750
3 McMinn County Schools  732
4 Resolute Forrest Products  675
5 Waupaca Foundry  603
6 Heil Trailer International 485
7 Adient  476
8 Mayfield Dairy (Dean Foods) 330
9 ABB  305
10 Johns Manville  303

Top Ten 
Employeers 



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.                                             PAGE 35 

 
Job Announcements 

x Since November 2017, approximately 960 new jobs have been announced by 
companies expanding or building new facilities along the I-75 corridor from Knoxville to 
Chattanooga. McMinn County has 390 of those new jobs being generated in Athens 
over the next few years.   

x In February 2018, DENSO announced plans for a $190 million investment to expand its 
Athens facility.  The investment will add four production lines and create approximately 
320 new jobs at the plant. In 2017, Denso announced a $1 billion investment to expand 
its Maryville facility and create 1,000 jobs. Work on the Maryville facility expansion is 
anticipated to continue to late 2021, but no information has been released regarding a 
timeline for the Athens expansion. Denso has three locations in Tennessee, employing 
approximately 4,500 across the state. 

x In August 2018, ABB announced plans to add 60,000 square feet to its Athens facility 
and add approximately 70 new jobs.  The company anticipates completing the 
expansion by the end of 2019. ABB employees approximately 2,425 people throughout 
Tennessee. 

x Nokian Tyres plans to begin producing tires at the Dayton factory in 2020. It aims to hire 
and train approximately 150 team members by the end of 2019. Eventually, the 
company will employ around 400 workers at the factory, which will produce four million 
tires per year when it reaches full capacity. 

See the chart and map below: 

Number of 
Employees

1 DENSO  1750
2 Resolute Forrest Products 675
3 Waupaca Foundry  603
4 Heil Trailer International  485
5 Adient  476
6 Mayfield Dairy (Dean Foods) 330
7 ABB  305
8 Johns Manville  303
9 E&E Manufacturing 295 295
10 Hp Peltzer 194
11 Dynasty Spas 179

Top Industrial 
Manufacturing Employeers 
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New Job Announcements 
Company Location # 

Jobs Announced 
Avant, LLC Louisville 200 Dec-17 
M&M Industries Chattanooga 110 Nov-17 
Denso Athens 320 Feb-18 
Scapa Tapes Knoxville 85 Mar-18 
Mueller Water Products Chattanooga 96 Jul-18 
ABB Athens 70 Aug-18 
Nokian Tyres Dayton 400 Feb-19 
Mars Wrigley Cleveland 79 Oct-18 
  

Layoffs 

x 10/14/2017 – Resolute Forest Products laid off 222 employees from its McMinn County 
facility. 

x 08/18/2018 – Xanitos Inc. closed its Chattanooga facility, terminating 156 employees. 

x 04/07/2018 – Global Personnel Solutions, Inc. permanently laid off 202 employees in 
Cleveland, TN. 
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Housing and Transportation Affordability 
Transportation Costs 

As for transportation costs, they are high in McMinn County as a result of decades of land use 
development patterns endemic to non-urban and rural/urban mixed areas throughout the state 
and country.  The following information comes directly from the Center for Neighborhood 
Technology and provides combined housing and transportation affordability and transportation 
affordability alone for the State of Tennessee, McMinn County and the City of Athens.  

Area 
 

Housing & Transportation % 
AMI 

 
Transportation % AMI 

Tennessee 60% AMI 33% AMI 
McMinn Co 61% AMI 33% AMI 

Athens 56% AMI 31% AMI 

 As illustrated by this data, affordability of housing and transportation are about in line with 
statewide averages in McMinn County, and about 7% less than statewide averages in Athens 
itself.   
The Center for Neighborhood Technology (CNT) considers a budget of 15% of a household 
income to be an affordable amount to cover the cost of transportation. Total household 
transportation costs include ownership and use costs. In McMinn County, 100% of the 
households spend more than 15% of the household income on transportation. 
Like many small to medium markets in Tennessee, the housing and transportation costs are 
higher than typical in a balanced affordability scenario. This puts downward pressure on the 
potential homebuyer and renter.  
Income 
McMinn County has seen a per capita income level below the Knoxville and Chattanooga 
MSAs, the state, and national levels over the past ten years. Currently McMinn County stands at 
$35,084, which is $16,556 less than the national average, and $10,433 lower than Tennessee’s 
level. Over the past ten years, McMinn County’s per capita income grew at a 2.14% annual rate 
or 23.90% gross. The Knoxville MSA’s income grew at 2.48%. The Chattanooga MSA’s income 
grew at 2.39%. And the state and nation have grown at annual rates of 2.62% and 2.33%, 
respectively.    

 

Area 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 Gross Annual

McMinn County $28,316 $27,556 $28,605 $29,667 $30,911 $31,303 $32,064 $33,272 $33,910 $35,084 23.90% 2.14%

Knoxville MSA $34,270 $33,378 $34,662 $36,667 $38,428 $38,267 $39,816 $41,611 $42,547 $43,903 28.11% 2.48%

Chattanooga MSA $35,059 $34,191 $35,788 $37,522 $39,394 $39,038 $40,272 $42,158 $43,003 $44,528 27.01% 2.39%

Tennessee $35,020 $34,462 $35,835 $37,798 $39,439 $39,549 $40,977 $42,810 $43,932 $45,517 29.97% 2.62%

United States $40,904 $39,284 $40,545 $42,727 $44,582 $44,826 $47,025 $48,940 $49,831 $51,640 26.25% 2.33%

Per Capita Income
Year % Change

Source: Bureau o f Economic Analysis, U.S. Department o f Commerce  
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Commuting Patterns 
According to the U.S. Census in 2015, 49.3% of McMinn County residents commuted within 
their home county for employment.  Most likely the estimated 52.4% of commuters traveling out 
of the county for employment are going to areas within the Knoxville and Chattanooga MSAs.  
However, nearly the same amount of people are commuting into the county for employment at 
50.7%. As shown, there is a significant number of workers commuting from surrounding 
markets.   

.  
 

Buyer Profile for the Subject Property and Neighborhood 
Since we are not focusing on a specific neighborhood, the data is reflective of the various cities.  
The charts below reflect an age, income, and housing breakdown of the population in Athens, 
Niota and Etowah.   

Age Distribution in Athens 

 
 

Age Distribution in Niota 
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Age Distribution in the Etowah 

 
 
As of the 2010 Census, the highest percentage of the population for Athens was in the 45-54 
age cohort, Niota was in the 55-64 age cohort and Etowah was in the 45-54 age cohort. 
Over the next five years, the average age of the population is increasing due to the aging of the 
Baby Boomers generation.   
In many markets, the largest segment of demand for high quality housing is coming from the 
millennial generation.  Those persons aged 20-34 generally make up the largest segment of the 
buyers market.  A higher percentage of these persons are renting for a variety of reasons 
including, but not limited to, the ones outlined below.  Given the aging population of the market 
and lack of entertainment venues, this segment has not been growing in this market.   

x Rising student loan debt 
x Lifestyle of convenience and mobility 
x Increase in supply for high quality renting options 
x High levels of amenities 
x No maintenance  

Another source of demand is coming from the Baby Boomers.  Many of these renters have 
chosen to downsize and enjoy the high quality finishes and mobile lifestyle offered by renting.  
Communities will continue to market to this segment as well given the percentage of the 
population they represent.   
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Building Permits and Septic Data 
There is no tracking system for building permits in McMinn County currently. It is highly 
recommended that the County implements a system that can be utilized by national reporting 
firms. Without a tracking and recording system, potential developers are likely to assume that 
permitting has been historically extremely low and that could prevent further interest in the 
market. Since there is no permit tracking and recording, the analyst gathered information pulled 
from the McMinn County new septic permitting records along with permitting history from the 
Athens Planning Department (shown in the table below the chart).   

 
We were unable to get historical permitting data from Niota, Etowah, and Englewood.  It is 
assumed they fall under the septic permitting data provided.  Below is a breakdown of this data.  

 
x The County has averaged approximately 123.5 permits per year since 2015.   
x The peak number of homes permitted was in 2018 when approximately 154 were 

issued.  
x There do not appear to be any barriers to entry in this market in terms of zoning.   
x The most accurate data available was information from county septic permitting. The city 

of Athens reported additional permits. Other municipalities either had no new permitting, 
or archived permitting information.  

Year
New Septic Permits 

Issues
New Permits 

Athens
New Permits 

Etowah
Total 

Permits
2015 101 9 0 110
2016 98 8 2 108
2017 115 10 2 127
2018 137 16 1 154
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Building Permits – Other Markets 
Since there is no building permit tracking system in McMinn County, it is very difficult to gather 
and analyze accurate data.  Below is a comparison to other markets based on the data that was 
gathered.  Building permit activity is historically very low in McMinn County. The carts below 
show building permit activity per year from 2013-2018, percentage of change in permit activity 
and average permits per year. The Market Edge report outlined below does not track the activity 
level in McMinn County because there is no system in place to track permitting. The following 
tables/graphs illustrate permitting in other markets in east Tennessee. Again, it should also be 
noted that the number of permits in the last 10 years cannot be accurately tracked due to the 
McMinn County not having a system for tracking which would provide an accurate number. 
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Source: Web Builder 
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Building Permit Fees 
The City of Athens building permit fees are in line with Knox and Hamblen County. Bradley 
County’s building permit fee is lower by 41% on the base fee for a valuation of $100,000.00 
home. 

 
Etowah Building Permit Fee Schedule 
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Housing Trends 
As can be seen by the chart below, in 2019 there are approximately 5,710 households located 
in Athens, 21,393 households in McMinn County, 363,504 households in the Knoxville MSA, 
and 227,517 households in the Chattanooga MSA.  Athens experienced an annual increase of 
0.20% between 2010 and 2019 and projections show it increasing 0.24% annually between 
2019 and 2024. McMinn County and both MSAs experienced higher annual growth over the 
past nine-year period at 0.28%, 0.73%, and 0.84%, respectively. Tennessee had a positive 
annual increase between 2010 and 2019 of 0.89%.   

 
McMinn County’s percentage of owner occupied housing has been consistently higher than 
Athens, the MSAs, and the state, which is to be expected.  It is estimated that McMinn County 
has an owner occupied housing rate of 65.0% in 2019. Below is a breakdown of the housing 
distribution. 

 
Future Demand Conclusions Based on Growth Trends 
Total 2010 Census population for Athens was estimated at 13,266 and increased to 13,521 by 
2019 (0.21% annually).  Over the previous decade, growth in population was at a rate of 0.38% 
annually for Athens.  Athens’s five-year projections from ESRI through 2024 reflect a growth rate 
of 0.24%. This rate is projected by ESRI to be lower than the annual rate citied between the two 
Census periods (2000-2010: 0.38% annually) and higher than the previous nine years (0.21%). 
Total 2010 Census population for Niota was estimated at 719 and increased to a projected 755 
by 2019 (0.54% annually).  Over the previous decade, growth in population was at a rate of 
1.29% annually for Niota.  Niota’s five-year projections from ESRI through 2024 reflect a growth 
rate of 0.42%. This rate is projected by ESRI to be lower than the annual rate citied between the 
two Census periods (2000-2010: 1.29% annually) and previous nine years (0.54%).  However, 
the actual numbers are minimal and would not support new development on its own. 
Total 2010 Census population for Etowah was estimated at 3,466 and increased to a projected 
3,476 by 2019 (0.54% annually).  Over the previous decade, growth in population was at a rate 
of -0.13% annually for Etowah.  Etowah’s five-year projections from ESRI through 2024 reflect a 

Ann. Change Ann. Change Ann. Change Gross % Change
Area 2000 2010 2019 2024 (Est.) 2000-2010 2010-2019 2019-2024 2019-2024

Athens 5,470 5,608 5,710 5,779 0.25% 0.20% 0.24% 1.21%
Niota 279 316 333 341 1.25% 0.58% 0.47% 2.40%
Etowah 1,500 1,423 1,420 1,423 -0.53% -0.02% 0.04% 0.21%
McMinn County 19,721 20,865 21,393 21,690 0.56% 0.28% 0.28% 1.39%
Knoxville MSA 305,588 340,435 363,504 376,647 1.08% 0.73% 0.71% 3.62%
Chattanooga MSA 189,618 210,867 227,517 236,977 1.06% 0.84% 0.81% 4.16%
Tennessee 2,232,905 2,493,552 2,701,572 2,821,668 1.10% 0.89% 0.87% 4.45%
Source: U.S. Census Bureau/STDB Projections

Households & Projected Growth 

Area Owner Occupied Renter Occupied Vacant
Athens 53.0% 34.9% 12.1%
Niota 70.2% 15.4% 14.4%
Etowah 56.4% 26.2% 17.4%
McMinn County 65.0% 23.8% 11.2%
Knoxville MSA 61.20% 27.80% 11.0%
Chattanooga MSA 57.6% 32.6% 9.8%
Tennessee 58.7% 29.8% 11.5%
Source: STDB Data 

Housing Distribution 2019
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growth rate of 0.05%. This rate is projected by ESRI to be higher than the annual rate citied 
between the two Census periods (2000-2010: -0.13% annually) and previous nine years 
(0.03%).  As shown by the table below, Etowah has the lowest population growth rate within 
Niota, Athens and McMinn County.  
Total 2010 Census population for McMinn County was estimated at 52,266 and increased to a 
projected 53,559 by 2019 (0.27% annually).  Over the previous decade, growth in population 
was at a rate of 0.64% annually for McMinn County.  McMinn County’s five-year projections from 
ESRI through 2024 reflect a growth rate of 0.27%. This rate is projected by ESRI to be lower 
than the annual rate citied between the two Census periods (2000-2010: 0.64% annually) and 
previous nine years (0.27%).     As shown by the table below, McMinn County has the second 
highest population growth rate within Athens, Etowah and Niota. 

 
x In 2010, there were 5,608 households in Athens.  As of 2019, Athens had an estimated 

amount of 5,710 households and is forecasted by ESRI to increase to 5,779 by 2024 for 
an annual growth rate of 0.24% and a gross gain of 1.21%.     

x In 2010, there were 316 households in Niota.  As of 2019, Niota had an estimated 
amount of 333 households and is forecasted by ESRI to increase to 341 by 2024 for an 
annual growth rate of 0.47% and a gross gain of 2.40%.     

x In 2010, there were 1,423 households in Etowah.  As of 2019, Etowah had an estimated 
amount of 1,420 households and is forecasted by ESRI to increase to 1,423 by 2024 for 
an annual growth rate of 0.04% and a gross gain of 0.21%.   

x In 2010, there were 20,865 households in McMinn County.  As of 2019, McMinn County 
had an estimated amount of 21,393 households and is forecasted by ESRI to increase to 
21,690 by 2024 for an annual growth rate of 0.28% and a gross gain of 1.39%.     

The following chart summarizes historical household growth (all households) based on U.S 
Census data between 2010 and 2019.  

 
The above data indicates that the subject market area reflects slowly growing population bases.   
The chart below provides a breakdown of the new household formation over the past nine years 
as delineated between renter-occupied and owner-occupied households.  As was the case in 
many markets, all of the new household formation during this time was renter-occupied.  
According to this data, all of the growth was in that segment.  

Area 2000 2010 2019 Proj. 2024
Annual % Change 

2000-2010
Annual % Change 

2010- 2019
Annual % Change 

2019-2024
Gross % Change 

2019-2024
Athens 12,766 13,266 13,521 13,683 0.38% 0.21% 0.24% 1.18%
Niota 632 719 755 771 1.29% 0.54% 0.42% 2.08%
Etowah 3,510 3,466 3,476 3,485 -0.13% 0.03% 0.05% 0.26%
McMinn County 49,015 52,266 53,559 54,286 0.64% 0.27% 0.27% 1.34%
Knoxville MSA 748,252 837,571 895,244 927,801 1.13% 0.74% 0.71% 3.51%
Chattanooga MSA 476,579 528,143 572,409 596,924 1.03% 0.89% 0.84% 4.11%
Tennessee 5,689,283 6,346,105 6,885,931 7,195,563 1.09% 0.91% 0.88% 4.30%
Source: U.S. Census Bureau/STDB Projections

Population Growth

Area 2000 2010 2019 Proj. 2024
Annual % Change 

2000-2010
Annual % Change 

2010- 2019
Annual % Change 

2019-2024
Gross % Change 

2019-2024
Athens 5,470 5,608 5,710 5,779 0.25% 0.23% 0.24% 1.21%
Niota 279 316 333 341 1.25% 0.66% 0.47% 2.40%
Etowah 1,500 1,423 1,420 1,423 -0.53% -0.03% 0.04% 0.21%
McMinn County 19,721 20,865 21,393 21,690 0.56% 0.31% 0.28% 1.39%
Source: U.S. Census Bureau/STDB Projections

 Household Growth
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According to the U.S. Census, there are currently 21,393 households in McMinn County. Of 
those household, approximately 62.8% are owner occupied. There are projected to be an 
additional 297 household in the market in the next four years (2019-2024).  Census information 
and projections for 2024 from ESRI are outlined below.  Their projections reflect a complete shift 
from all renter-occupied growth to all owner-occupied growth. I believe these projections are 
unlikely, particularly if new rental options are presented.  
Given the shifts in tenure over the past several years, I also analyzed the owner-occupied 
household growth in these areas between 2018 and 2023.  In many markets, a high percentage 
of the growth in recent years has been in the renter-occupied sector.  However, this is not 
necessary the case in this market due to the lack of new supply.   

 

 
Projected Household Growth 
The owner occupied household growth as previously discussed is shown again below.  As 
noted, Niota is outpacing the balance of the three cities in terms of historical and projected 
household growth percentage, due mainly to the low number of households.  

 
Current and Projected Average Household Size 
The average household size in this market is stable; which contradicts patterns in more urban 
markets.  The following table was taken from the demographic information as published by 
ESRI.  This could be a sign that millennials or young professionals are not moving to the area 
which decreases the demand on the rental market. In areas like Nashville, the household size is 
trending down because there is an influx of young professionals (with a household size of 1-2 
people) moving to the area. 

Owner-Occupied
2010-2019 2010-2019 Growth 2010-2019 2010-2019 Growth

Total HH Growth Renter-Occupied Rate Total HH Growth Owner-Occupied Rate
Athens 102 -141 -138.2% 102 243 238.2%
Niota 17 -38 -223.5% 17 55 323.5%
Etowah -3 -56 1866.7% -3 53 -1766.7%
McMinn County 528 101 19.1% 528 427 80.9%
MSA 20,482 15,809 77.2% 20,482 4,673 22.8%

Renter-Occupied

Owner-Occupied
2019-2024 2019-2024 Growth 2019-2024 2019-2024 Growth

Total HH Growth Renter-Occupied Rate Total HH Growth Owner-Occupied Rate
Athens 69 -34 -49.3% 69 102 147.8%
Niota 8 -1 -12.5% 8 8 100.0%
Etowah 3 -15 -500.0% 3 18 600.0%
McMinn County 297 -113 -38.0% 297 410 138.0%
MSA 13,839 2,937 21.2% 13,839 10,902 78.8%

Renter-Occupied

2019 2020 2021 2022 2023 2024
Athens 53.00% 53.10% 53.20% 53.30% 53.40% 53.50%
Niota 70.20% 70.24% 70.28% 70.32% 70.36% 70.40%
Etowah 56.40% 56.52% 56.64% 56.76% 56.88% 57.00%
McMinn County 62.80% 62.84% 62.88% 62.92% 62.96% 63.00%
MSA 58.60% 58.62% 58.64% 58.66% 58.68% 58.70%

Trending of PMA Owner-Occupied Percentage

Area 2000 2010 2019 Proj. 2024
Annual % Change 

2000-2010
Annual % Change 

2010- 2019
Annual % Change 

2019-2024
Gross % Change 

2019-2024
Athens 3,606 3,200 3,443 3,545 -1.19% 0.91% 0.58% 2.96%
Niota 233 218 273 281 -0.66% 2.81% 0.58% 2.93%
Etowah 1,056 917 970 988 -1.41% 0.70% 0.37% 1.86%
McMinn County 14,922 15,225 15,652 16,062 0.20% 0.35% 0.52% 2.62%
Source: U.S. Census Bureau/STDB Projections

Owner-Occupied Household Growth



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.                                             PAGE 49 

 

 
Housing by Unit Type 

x In 2010, there were 3,200 owner-occupied households in Athens.  As of 2019, Athens 
had an estimated amount of 3,443 owner-occupied households and is forecasted by 
ESRI to increase to 3,545 by 2024 for an annual growth rate of 0.58% and a gross gain 
of 2.96%.     

x In 2010, there were 218 owner-occupied households in Niota.  As of 2019, Niota had an 
estimated amount of 273 owner-occupied households and is forecasted by ESRI to 
increase to 281 by 2024 for an annual growth rate of 0.58% and a gross gain of 2.93%.     

x In 2010, there were 917 owner-occupied households in Etowah.  As of 2019, Etowah 
had an estimated amount of 970 owner-occupied households and is forecasted by ESRI 
to increase to 988 by 2024 for an annual growth rate of 0.37% and a gross gain of 
1.86%.   

x In 2010, there were 15,225 owner-occupied households in McMinn County.  As of 
2019, McMinn County had an estimated amount of 15,652 owner-occupied households 
and is forecasted by ESRI to increase to 16,062 by 2024 for an annual growth rate of 
0.52% and a gross gain of 2.62%.   

 
Households by Income Levels and Mortgage Affordability Analysis  
In the multi-family report, it was determined that a minimum household income of $35,000 per 
year would be required to reasonably afford a $900 per month rent payment. By using the 
minimum income bands of $35,000 per year from the multifamily report, we can determine that 
a renter who can afford a monthly rent payment of $900 could also qualify for a mortgage on a 
$115,299 home. An example breakdown of typical loan terms is shown below.  

x Annual income: $35,000 
x Monthly Debts: $300 
x Down Payment $11,200 
x Interest Rate 3.75% 
x Loan Term: 360 payments 
x Property Tax @ 1.61%: $1,020 
x RE Insurance: $1,020 
x $115,299 Home Price  
x $721/month mortgage 

As previously discussed, approximately 50.70% of the households in Athens would be income-
qualified for a mortgage of $115,299 as of 2019.  This number is expected to increase over the 
next five years to 55.70%.  Approximately 65.9% of the households in Niota would be income-
qualified as of 2019.  This number is expected to increase over the next five years to 68.31%.  

Area 2000 2010 2019 Proj. 2024
Annual % Change 

2000-2010
Annual % Change 

2010- 2019
Annual % Change 

2019-2024
Gross % Change 

2019-2024
Athens 2.26 2.27 2.28 2.28 0.04% 0.05% 0.00% 0.00%
Niota 2.27 2.28 2.27 2.26 0.04% -0.05% -0.09% -0.44%
Etowah 2.29 2.31 2.40 2.40 0.09% 0.48% 0.00% 0.00%
McMinn County 2.45 2.46 2.46 2.46 0.04% 0.00% 0.00% 0.00%
Source: U.S. Census Bureau/STDB Projections

 Household Size Growth

Area 2000 2010 2019 Proj. 2024
Annual % Change 

2000-2010
Annual % Change 

2010- 2019
Annual % Change 

2019-2024
Gross % Change 

2019-2024
Athens 3,606 3,200 3,443 3,545 -1.19% 0.91% 0.58% 2.96%
Niota 233 218 273 281 -0.66% 2.81% 0.58% 2.93%
Etowah 1,056 917 970 988 -1.41% 0.70% 0.37% 1.86%
McMinn County 14,922 15,225 15,652 16,062 0.20% 0.35% 0.52% 2.62%
Source: U.S. Census Bureau/STDB Projections

Owner-Occupied Household Growth
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Approximately 54.10% of the households in Etowah would be income-qualified as of 2019.  This 
number is expected to increase over the next five years to 58.90%.  Approximately 57.20% of 
the households in McMinn County would be income-qualified as of 2019.  This number is 
expected to increase over the next five years to 59.91%.  The increases over the next five years 
are due to the use of $35,000 as the base income level in 2024.   

 
The average household income as of 2019 in McMinn County was $41,174. By 2024, the 
average income is projected to increase to $46,013. The breakdown of household income by 
percentage of the populations is shown below.  

x 16.8% of the population earn below $15,000 per year.  
x 14.4% of the population earn $15,000-$24,999 per year. 
x 11.5% of the population earn $25,000-$34,999 per year. 
x 15.4% of the population earn $35,000-$49,999 per year. 
x 19.7% of the population earn $50,000-$74,999 per year. 
x 8.7% of the population earn $75,000-$99,999 per year. 
x 9.6% of the population earn $100,000-$149,999 per year. 
x 2.5% of the population earn $150,000-$199,999 per year. 
x 1.4% of the population earn $200,000+ per year. 

  

2019 2020 2021 2022 2023 2024
Athens 50.70% 51.65% 52.63% 53.62% 54.62% 55.70%
Niota 65.90% 66.37% 66.85% 67.33% 67.81% 68.31%
Etowah 54.10% 55.02% 55.96% 56.91% 57.87% 58.90%
McMinn County 57.20% 57.73% 58.26% 58.80% 59.35% 59.91%

Trending of PMA Income Qualified Percentage



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.                                             PAGE 51 

Household Income 
The median household income in Athens ($35,965) is below the median level for Tennessee 
($52,311), McMinn County ($41,174), and the MSAs ($52,750 and $51,800, respectively).  
Projections for the five-year period from 2019 to 2024 show McMinn County at an annual growth 
of 2.22%.  The state is projected to have a 2.18% annual change and Athens has a projected 
2.73% annual increase for the 2019 to 2024 period.   

 
The household income, growth and population is increasing in McMinn County.  

x In 2019 there were 21,393 households in McMinn County.  

x 62% were owner occupied.  

x Between 2010 and 2019, the number of households grew from 20,865 to 21,393.  

x By 2024, the number of households in McMinn County is projected to be 21,690 for a 
1.39% annual increase.  

x The average household income as of 2019 in McMinn County was $41,174. By 2024, 
the average income is projected to increase to $46,013. 

x $35,000 per year is the minimum household income required to afford a $900/month rent 
payment or a mortgage on a $115,299 home.  

  

Area 2019 2024(Est.)
Annual % Change 

2019-2024
Gross % Change 

2019-2024
Athens $35,965 $41,218 2.73% 14.61%
McMinn County $41,174 $46,013 2.22% 11.75%
Knoxville MSA $52,750 $59,886 2.54% 13.53%
Chattanooga MSA $51,800 $58,396 2.40% 12.73%
Tennessee $52,311 $58,342 2.18% 11.53%
Source: U.S. Census Bureau/STDB Projections

Household Income & Projected Growth
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ACTIVE SINGLE-FAMILY LISTINGS  
The existing market has been inventoried to the best of our ability.  The properties have been 
separated by two-, three-, and four- bedroom count.  Summaries of the pertinent data can be 
found in the following pages.   

x There are currently 148 two-, three- and four-bedroom homes listed in the MLS system. 
One year ago (2018) there were 209 listings, two years ago (2017) there were 211 
listings and three years ago (2016) there were 211.  

x The average days on market is 89 days for these listings. The two-bedroom homes have 
the lowest days on market at 69 days, the three-bedroom homes have an average days 
on market of 88 and the four-bedroom have an average days on market of 110 days.  

x Of these listings, 14% are two-bedrooms, 61% are three-bedrooms and 25% are four-
bedroom homes. 

x 551 two-, three- and four-bedroom homes sold in 2018. Based on historical absorption, 
there is currently an enough supply for approximately 3 months. In a healthy, balanced 
market there is typically a six month supply. 

x Of the current listings, forty six (46) are listed below $150,000 which accounts for 31% of 
the listings. 

x The average list price for a two-bedroom is $177,904. 

x The average list price for a three-bedroom is $208,596. 

x The average list price for a four-bedroom is $273,416. 

x The median list price for a two-bedroom is $99,250. 

x  The median list price for a three-bedroom is $195,000. 

x The median list price for a four-bedroom is $222,200. 

x Current number of listings: 148 vs 209 in March 2018, 211 in March 2017, 211 in March 
of 2016 and 212 in March of 2015. 
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Two-bedroom Single-family Dwellings Listings 
There are 20 active two-bedroom listings; 15 of the active listings are below $150,000.   The 
average square footage of a two BR is 1,463 sq. ft.  The average days on market for a two- 
bedroom listing is 69.    

 

 
  

No Address City Price Bd Rms Full Baths EstFSq.Ft.
1 134 County Road 812 Etowah $49,900 2 1 672
2 210 2nd Street Englewood $59,900 2 1 888
3 115 Sharp Athens $59,900 2 1 924
4 527 Kilgore Athens $59,900 2 2 1,089
5 115 Gay St Athens $67,500 2 1 860
6 1720 Hogan St Athens $74,900 2 1 832
7 928 Madison E Athens $76,000 2 1 936
8 1029 S Jackson Street Athens $79,500 2 1 1,025
9 638 County Road 660 Etowah $86,000 2 1 916

10 938 County Road 655 Athens $98,500 2 2 1,248
11 1738 Highway 411 S Etowah $100,000 2 2 1,604
12 3185 Highway 39 W Athens $110,000 2 1 1,216
13 2165 County Road 750 Calhoun $119,900 2 1 1,745
14 509 Congress Parkway Athens $129,400 2 2 1,024
15 9 College Street Athens $129,990 2 1 2,260
16 234 County Road 757 Riceville $154,900 2 1 680
17 1751 County Road 50 Riceville $270,000 2 2 1,992
18 158 County Road 484 Englewood $387,900 2 2 1,826
19 120/122 Jackson Street N Athens $449,000 2 2 6,080
20 698 County Road 172 Athens $995,000 2 1 1,456

Two-Bedroom Single Family Dwelling Listings

Two-Bedroom HIGH LOW AVERAGE MEDIAN TOTAL PRICE
LIST PRICE: $995,000 $49,900 $177,904 $99,250 $3,558,090 
DAYS ON MARKET: 188 4 69 67 N/A
TOTAL LISTING COUNT: 20
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Three-bedroom Single-family Dwellings Listings 
There are 91 active three-bedroom listings. 50 of the active listings are below $200,000.   The 
average square footage of a three BR is 1947 sq. ft.  The Average days on market for a three-
bedroom listing is 88.    

 
  

No Address City Price Bd Rms Full Baths Est.Sq.Ft.
1 523 Indiana Avenue Etowah $32,900 3 2 1,192
2 200 County Road 158 Athens $39,900 3 2 1,216
3 710 Walter St Athens $43,500 3 1 1,008
4 114 N Niota Road Englewood $44,500 3 1 1,226
5 411 Long Street Englewood $46,500 3 1 1,040
6 294 County Road 260 Niota $49,900 3 3 1,776
7 709 Old Riceville Rd Athens $55,000 3 2 1,085
8 574 County Road 775 Riceville $69,900 3 2 1,200
9 1203 Lawson Athens $75,000 3 1 1,189

10 690 County Road 875 Etowah $88,500 3 2 1,092
11 194 County Road 384 Niota $89,000 3 1 975
12 2686 Highway 68 Niota $91,900 3 2 1,312
13 116 County Road 269 Niota $109,500 3 2 1,232
14 330 Old Englewood Rd Englewood $109,900 3 1 1,376
15 521 Harper Johnson E Athens $118,000 3 1 1,040
16 502 North Avenue Athens $118,000 3 1 1,160
17 718 County Road 130 Athens $124,900 3 2 1,680
18 119 Thacker Lane Etowah $124,900 3 2 1,620
19 115 Oak Street Athens $129,900 3 2 1,092
20 1406 Tellico Avenue Athens $129,900 3 1 1,183
21 1205 Richardson Street Athens $129,900 3 1 1,286
22 33 Jeralds Street Englewood $129,900 3 2 1,482
23 240 County Road 437 Athens $129,900 3 2 2,600
24 289 County Road 890 Etowah $135,000 3 2 1,404
25 304 County Road 264 Niota $139,000 3 2 1,680
26 451 County Road 181 Athens $139,900 3 2 2,128
27 1308 Willet Drive Athens $147,500 3 2 1,338
28 4696 Highway 11 S Riceville $150,000 3 2 1,188
29 305 Forrest Athens $157,500 3 3 1,636
30 414 Guille Street Athens $159,000 3 2 1,506
31 802 Tennessee Etowah $159,900 3 2 10,933
32 231 County Road 334 Niota $160,000 3 2 1,600
33 201 Echo Circle Athens $163,500 3 2 1,211
34 1516 Washington Ave Etowah $165,900 3 3 1,750
35 103 Keith Lane Athens $169,500 3 1 1,911

Three Bedroom Single Family Dwelling Listings
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No Address City Price Bd Rms Full Baths Est.Sq.Ft.
36 163 Jackson Street S Athens $169,800 3 2 2,280
37 2447 Cindy St Athens $172,000 3 2 1,798
38 114 County Road 569 Englewood $181,000 3 2 1,534
39 1083 Highway 310 Englewood $185,000 3 2 1,792
40 108 County Road 786 Etowah $185,000 3 2 1,850
41 2606 Highway 11 Athens $187,500 3 2 2,399
42 115 4th Street Etowah $189,900 3 2 1,936
43 112 Ashley Court Athens $189,900 3 2 1,392
44 620 Hill Top Niota $193,900 3 2 1,640
45 423 Benson Drive Athens $194,500 3 2 2,288
46 252 Fyke Athens $195,000 3 2 1,716
47 604 Lynnwood Drive Athens $199,900 3 2 1,906
48 245 County Road 613 Athens $199,900 3 2 1,824
49 414 County Road 435 englewood $199,900 3 1 1,560
50 472 COUNTY ROAD 784 ETOWAH $199,900 3 2 1,383
51 110 County Road 1154 Riceville $209,900 3 2 1,400
52 2515 Cindy Athens $218,000 3 3 2,192
53 173 County Road 892 Etowah $224,900 3 2 1,510
54 359 County Road 675 SE Athens $224,900 3 2 1,901
55 118 County Road 147 Riceville $224,900 3 2 1,572
56 1059 County Road 660 Etowah $225,000 3 2 2,098
57 190 Spring Place Blvd Athens $234,900 3 2 1,872
58 209 County Road 545 Englewood $244,000 3 2 3,000
59 117 County Road 1150 Riceville $244,900 3 3 2,162
60 900 Highway 307 Niota $249,900 3 2 2,200
61 136 County Road 556 Athens $249,900 3 2 2,160
62 330 County Road 298 Sweetwater $259,000 3 3 3,246
63 2550 Highway 11 North niota $259,900 3 2 1,787
64 221 Fyke Dr Athens $260,000 3 2 2,136
65 332 Shadows Lawn Drive Athens $264,900 3 2 1,889
66 237 County Road 752 Riceville $265,900 3 2 1,834
67 374 County Road 876 Englewood $269,000 3 2 1,740
68 710 Union McMinn Road Niota $269,000 3 2 2,057
69 4150 Highway 11 S Riceville $274,000 3 2 1,248
70 125 County Road 681 Etowah $274,900 3 3 2,389
71 1077 County road 119 Athens $275,000 3 2 1,637
72 120 County Road 452 Athens $279,000 3 3 3,047
73 130 County Road 42 Calhoun $279,900 3 2 3,104
74 382 County Road 263 Niota $289,900 3 2 2,138
75 129 County Road 609 Athens $289,999 3 3 2,424
76 255 County Road 961 Riceville $295,000 3 2 2,393
77 128 County Road 3050 Athens $299,000 3 2 2,188
78 601 Ingleside Ave Athens $299,900 3 2 2,287
79 239 County Road 1121 Athens $319,900 3 2 2,615

Three Bedroom Single Family Dwelling Listings (Continued)
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No Address City Price Bd Rms Full Baths Est.Sq.Ft.
80 2309 Breckenridge Street Athens $324,900 3 3 2,280
81 249 County Road 110 Athens $325,000 3 2 2,320
82 1077 County road 119 Athens $329,900 3 2 1,637
83 688 County Road 461 Englewood $345,000 3 2 1,500
84 289 County Road 67 Riceville $349,900 3 2 1,656
85 129 County Road 133 Athens $360,000 3 3 4,120
86 1621 Alton St Athens $379,500 3 2 4,000
87 170 County Road 6 Calhoun $379,900 3 2 3,215
88 454 County Road 279 Niota $449,000 3 3 2,662

89 140 County Road 7 Calhoun $449,900 3 2 2,282
90 923 County Road 51 Athens $463,000 3 3 3,000
91 115 County Road 529 Etowah $479,900 3 2 3,600

Three Bedroom Single Family Dwelling Listings (Continued)

Three-Bedroom HIGH LOW AVERAGE MEDIAN TOTAL PRICE
LIST PRICE: $479,900 $32,900 $208,596 $195,000 $18,982,299 
DAYS ON MARKET: 476 0 88 46 N/A
TOTAL LISTING COUNT: 91
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Four-bedroom Single-family Dwellings Listings 
There are 37 active three-bedroom listings. 21 of the active listings are below $250,000.   The 
average square footage of a three BR is 3002 sq. ft.  The average days on market for a three-
bedroom listing is 110.    

 

 
  

No Address City Price Bd Rms Full Baths Est. Sq.Ft.
1 105 County Road 907 Calhoun $119,900 4 2 1,815
2 2458 Highway 163 Riceville $129,900 4 2 1,632
3 603 Pennsylvania Etowah $145,000 4 4 2,403
4 825 Long Mill Road Athens $149,900 4 2 1,960
5 1128 Jones Street Athens $154,900 4 2 2,290
6 114 Northwestern Athens $170,000 4 3 2,748
7 1007 Boaz Street Athens $170,000 4 2 2,659
8 549 Highway 411 Englewood $173,900 4 2 1,680
9 664 County Road 442 Athens $175,900 4 2 1,782

10 1323 Washington Etowah $179,500 4 2 3,464
11 1107 Brentwood Drive Etowah $179,900 4 2 2,187
12 120 County Road 572 Englewood $180,000 4 2 2,281
13 210 Forrest Avenue Athens $180,000 4 3 2,997
14 115 County Road 651 Athens $198,700 4 3 3,417
15 109 Mason st Athens $199,900 4 2 2,640
16 136 Church Street Calhoun $219,500 4 3 2,450
17 2178 County Road 561 Englewood $224,900 4 2 1,654
18 1512 Brentwood Athens $225,000 4 3 3,648
19 139 County Road 124 Athens $245,000 4 2 2,399
20 612 E Madison Avenue Athens $248,000 4 2 2,722
21 794 County Road 188 Decatur $265,000 4 3 2,184
22 271 County Road 608 Athens $269,900 4 2 2,356
23 544 County Road 750 Athens $275,000 4 3 2,780
24 545 County Road 249 Athens $299,900 4 3 3,000
25 501 E Madison Avenue Athens $329,900 4 3 3,708
26 251 County Road 580 Athens $339,900 4 3 2,400
27 109 County Road 7004 Athens $344,900 4 2 3,499
28 91 Deer Path Road Englewood $359,900 4 3 2,335
29 1806 Wood Creek Circle Athens $369,900 4 5 4,170
30 459 County Road 260 Niota $379,000 4 2 3,338
31 2440 County Road 750 Calhoun $398,777 4 3 3,000
32 1042 County Road 609 Etowah $498,900 4 3 4,582
33 163 County Road 6 Calhoun $525,000 4 4 4,480
34 425 County Rd 788 Etowah $535,000 4 4 5,590
35 1542 Highway 30 E Athens $599,000 4 4 3,548
36 1892 Highway 39 E Englewood $599,900 4 4 3,584
37 1065 County Road 660 Etowah $995,000 4 4 7,710

Four-Bedroom Single Family Dwelling Listings

Four-Bedroom HIGH LOW AVERAGE MEDIAN TOTAL PRICE
LIST PRICE: $995,000 $65,000 $273,416 $222,200 $11,483,477 
DAYS ON MARKET: 405 3 110 67 N/A
TOTAL LISTINGS: 37
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SUPPLY ANALYSIS OF THE SINGLE-FAMILY MARKET 
All Sales from 2015-Current Analysis 
The following tables and graphs illustrate the historical level of single-family sales activity in 
McMinn County as taken from the MLS system. 
The analyst has included home sales data from the past four years (2015 to 2018) as well as 
trailing 12 months data (April 1, 2018 to April 1, 2019). As can be seen in the chart below, home 
sales have consistently increased since 2015, consistent with national trends. Beginning in 2015 
home sales began to rise, reaching a five year high of 563 transactions in 2018. 

 
An analysis of sales data collected has been conducted in order to extract historical trends in 
exposure time, also known as Days-On-Market (DOM).  Average days on market has 
continually decreased from 160 in 2015 to 112 in 2018. Trailing 12 data shows continued 
decrease. Average days on Market from April 2018 to April 2019 was 110 days.  
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The analyst compared data on the total home sales per year and average days on market.  As 
seen in the chart below, average days on market has continually decreased and total number of 
sales have increased since 2015.  These trends are positive signs for the market.  

 
In addition to the total number of single-family home sales increasing, average sales prices 
have increased in the past four years. Average sale price was $129,755 in 2015 but has risen to 
$144,973 as of last year (2018). Trailing 12 months data indicates an average sale price of 
$149,391. 

 

2015 2016 2017 2018 Trailing 12
Average Sale Price $129,755 $134,815 $133,632 $144,973 $149,391
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$100,000-$300,000 Sales from 2015-Current Analysis 
The following tables and graphs illustrate the historical level of single-family sales activity in 
McMinn County. Sales from $100,000 to $300,000 were included, all others were excluded.   
The analyst has included home sales data from the past four years (2015 to 2018) as well as 
trailing 12 months data (April 1, 2018 to April 1, 2019) and number of current listings. As can be 
seen in the chart below, home sales have consistently increased since 2015, consistent with 
national trends.  

x Beginning in 2015 home sales began to rise, reaching a five year high of 336 
transactions in 2018.   

x Trailing 12 data indicated further increase at 362 homes sold.  

x There are currently 140 listings.  

 
  

2015 2016 2017 2018 Trailing 12
Number of sales 235 277 310 336 362
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An analysis of sales data collected has been conducted in order to extract historical trends in 
exposure time, also known as Days-On-Market (DOM).  Average days on market has 
continually decreased from 170 in 2015 to 102 in 2018. Trailing 12 data shows continued 
decrease. Average days on Market from April 2018 to April 2019 was 103 days. This trend is an 
indication that there is insufficient supply in the market. 
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The analyst compared data on the total home sales per year and average days on market.  As 
seen in the chart below, average days on market has continually decreased and total number of 
sales have increased from 235 in 2015 to 336 in 2018.Trailing 12 data shows continued 
increase. 362 homes were sold in the $100,000-$300,000 price range from April 2018 to April 
2019. These trends are positive signs for the market.  

 
In addition to the total number of single-family home sales increasing, average sales prices 
have increased in the past two years. Average sale price was $162,202 in 2015 but has risen to 
$165,367 as of last year (2018). Trailing 12 months data indicates an average sale price of 
$167,717. 

 



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.                                             PAGE 63 

All Sales from vs. $100,000-$300,000 Sales from 2015-Current Analysis 
The following tables and graphs compare the historical level of single-family sales activity in 
McMinn County for all sales vs. those in the $100,000-$300,000 price range. 
The analyst has included home sales data from the past four years (2015 to 2018) as well as 
trailing 12 months data (April 1, 2018 to April 1, 2019). As can be seen in the chart below, Days 
on Market have consistently decreased since 2015 in both categories, consistent with national 
trends. Days on Market in the $100,000-$300,000 price range was lower those for all sales 
which indicates a rising demand for single-family homes in the $100,000-$300,000 price range.  

 
The analyst compared average sales prices for all sales vs $100,000-$300,000 sales from the 
past four years (2015 to 2018) as well as trailing 12 months data (April 1, 2018 to April 1, 2019). 
As can be seen in the chart below, sales prices have consistently increased since 2017 in both 
categories, consistent with national trends. Trailing 12 data indicates strong growth in both 
categories which indicates demand for more supply.   
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Market Pricing Analysis for Home Sales with Garages vs. without Garages 
The following summaries sort single-family home sales in 2018 by bedroom count. Average 
square footage, sale price and days on market can be compared between homes with garages 
and those without garages. Of the homes sold in 2018, 48% have garages.  

 

 
  

Home Sales
 2018 2 BR  3 BR 4 BR

Avg Sq. Ft. 1,130 1,729 2,366
Sales Price $84,613 $149,202 $203,071
DOM 127 103 129
Total Sales 107 366 78

Home Sales
with Garages

 2018
2 BR  3 BR 4 BR

Avg Sq. Ft. 1,318 1,862 2,661
Sales Price $117,437 $182,699 $235,781
DOM 118 99 124
Total Sales 33 190 44
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Market Analysis for Home Sales from $100,000-$300,000 by Price Bracket 
The following summaries show single-family home sales over the last two years (January 2017-
January 2019) by price range. Average list price, sale price, percentage of list vs sales price and 
days on market can be compared.  
There were 671 homes sold from 2017-2019 in the $100,000-$300,000 range. The average 
days on market for all listing from $100,000-$300,000 was 111 days.  The national average for 
days on market in 2017 was 77 and dropped to 64 days in 2018. 

x There were 319 listings in the $100,000-$150,000 price range which accounts for 48% of 
the listings.  

o The average list price was $131,527.  
o The average sale price was $126,757. 
o The average home sold for 96% of the list price.  

x There were 206 listings in the $150,000-$200,000 price range which accounts for 31% of 
the listings.  

o The average list price was $178,084.  
o The average sale price was $170,000. 
o The average home sold for 95% of the list price.  

x There were 100 listings in the $200,000-$250,000 price range which accounts for 15% of 
the listings.  

o The average list price was $235,396.  
o The average sale price was $225,281. 
o The average home sold for 96% of the list price.  

x There were 46 listings in the $250,000-$300,000 price range which accounts for 7% of 
the listings.  

o The average list price was $283,706.  
o The average sale price was $273,510. 
o The average home sold for 96% of the list price.  

 

 

Home Sales 
2017‐2019

Average 
List Price

Average 
Sales Price

List Price
 vs Sales Price %

Average 
Days on Market

Total 
Number of Listings

$100‐150k $131,527 $126,757 96% 119 319
$150‐200k $178,084 $170,000 95% 102 206
$200‐250k $235,396 $225,281 96% 107 100
$250‐300k $283,706 $273,510 96% 116 46
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MARKET ANALYSIS FOR DESIRABLE SUBDIVISIONS 
The following subdivisions (Keith Meadows, Sterling Oaks and The Davis Place) are highlighted 
due to their desirability in the market. The tables and graphs illustrate the historical level of sales 
activity from 2014-present within each subdivision.  The average days on market for the three 
subdivisions mentioned below is 138 days. These subdivisions were chosen for analysis 
because they were consistently mention as desirable single-family dwellings in the market.  

Keith Meadows 

 
According to public records and a survey of the subdivision, Keith Meadows Subdivision has 51, 
lots, one of those is vacant. There are three active listings on the MLS currently.  

x $256,300 is the average list price of all current listings.  
x The average square footage for current listings is 2,297 sq. ft. 
x The average days on market for Keith Meadows subdivision is 182 days. 

 
There have been 28 sales in Keith Meadows Subdivision Since 2014.  

x $179,514 is the average sales price of all sales since 2014.  
x On average, homes have sold for 96% of list price since 2014. 
x The average days on market for Keith Meadows subdivision is 148 days. 

Address City Price Full Baths Bd Rms EstFSq.Ft. Days On Market
604 Lynnwood Drive Athens $199,900 2 3 1,906 389
221 Fyke Dr Athens $260,000 2 3 2,136 138
418 Lynnwood Drive Athens $309,000 3 5 2,850 19

Keith Meadows Active Listing
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Address City Price Full Baths Bd Rms EstFSq.Ft. Closing Date Days On Market
552 Lynnwood  Drive Athens $153,000 2 3 1,516 8/15/2014 151

608 Lynnwood Drive Athens $175,500 2 3 1,920 9/12/2014 74
246 Fyke Drive Athens $155,000 2 3 1,410 12/23/2014 84

212 Fyke Drive Athens $222,000 2 3 2,300 3/10/2015 82

614 Lynnwood Dr Athens $161,900 2 3 1,784 5/15/2015 233
537 Lynnwood Athens $123,500 2 3 1,460 5/29/2015 303
527 Lynnwood Drive Athens $140,000 2 3 1,344 7/17/2015 218
523 Lynnwood Drive Athens $133,000 2 3 1,494 8/3/2015 235
426 Lynnwood Drive Athens $169,000 2 3 2,048 11/5/2015 556
540 Lynnwood Dr Athens $135,000 2 4 1,700 11/30/2015 131
545 Lynnwood Dr. Athens $132,000 2 3 1,420 8/7/2016 174
628 Lynnwood Drive Athens $200,000 2 3 2,580 9/28/2016 37
611 Lynnwood Drive Athens $159,900 2 3 1,632 10/14/2016 410
514 Lynnwood Dr Athens $153,000 2 3 1,444 12/19/2016 56
615 Lynnwood Drive Athens $160,000 2 3 1,472 2/9/2017 89
528 Lynnwood Drive Athens $189,000 2 3 1,860 3/30/2017 78
403 Lynnwood Athens $195,000 2 4 2,592 5/5/2017 78
242 Fyke Drive Athens $219,900 2 4 2,860 6/22/2017 30
270 Fyke Dr Athens $195,000 2 3 1,886 6/27/2017 55
277 Fyke Drive Athens $167,400 2 3 1,319 6/1/2018 45
128 Ashley Court Athens $349,900 3 5 3,421 6/29/2018 35
418 Lynnwood Drive Athens $140,000 3 3 2,216 7/3/2018 250
628 Lynnwood Drive Athens $236,000 2 3 2,580 8/14/2018 88
600 Lynnwood Drive Athens $174,500 2 3 1,288 9/7/2018 30
270 Fyke Drive Athens $185,000 2 3 1,886 11/5/2018 109
505 Lynnwood Dr Athens $226,500 2 3 2,520 12/17/2018 87
528 Lynnwood Drive Athens $205,400 2 3 1,860 2/15/2019 177
612 Lynnwood Drive Athens $170,000 2 3 1,819 5/10/2019 269

Keith Meadows Historical Sales

 T OT A L  H IGH  LOW  A VG  M ED

LISTING 
COUNT: 28 DAYS ON 

M ARKET: 556 30 148 88

H IGH LOW A VER A GE M ED IA N T OT A L 
P R IC E

LIST PRICE: $349,900 $129,000 $185,689 $175,750 $5,199,300 

SOLD PRICE: $349,900 $123,500 $179,514 $169,500 $5,026,400 

Keith Meadows Summary
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Sterling Oaks 

 
According to public records and a survey of the subdivision, Sterling Oaks Subdivision has 53 
lots, 35 of those are vacant.  

x There are no active listings for Sterling Oaks Subdivision.  
x $238,817 is the average sales price of all sales since 2014  
x On average, homes have sold for 98% of list price since 2014. 
x The average days on market for sales since 2014 is 132. 

 

 

  

Address City Price Full Baths Bd Rms EstFSq.Ft. Closing Date Days On Market

106 County Road 7030 Athens $208,000 2 3 1,850 8/10/2015 207

231 County Road 703 Athens $235,000 2 4 2,122 9/14/2015 124
109 County Road 7030 Athens $222,500 2 3 1,990 5/2/2016 220
215 County Road 703 Athens $257,900 3 4 2,016 4/20/2017 69
111 County Road 7030 Athens $285,500 2 4 2,110 6/9/2017 40
223 County Road 703 Athens $224,000 2 3 2,100 7/21/2017 132

Sterling Oaks Historical Sales

 T OT A L  H IGH  LOW  A VG  M ED

LISTING 
COUNT: 6 DAYS ON 

M ARKET: 220 40 132 128

H IGH LOW A VER A GE M ED IA N T OT A L 
P R IC E

LIST PRICE: $285,500 $214,999 $242,366 $234,900 $1,454,199 

SOLD PRICE: $285,500 $208,000 $238,816 $229,500 $1,432,900 

Sterling Oaks Summary
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The Davis Place 

 
According to public records and a survey of the subdivision, The Davis Place Subdivision has 
63, lots, 33 of those are vacant. There is currently one active listing in The Davis Place 
Subdivision.  

x The current list price for the active listing is $264,900.  
x The square footage for the current listings is 1,889 sq. ft. 
x The current listing has been on the market for 50 days. 

 
There have been 28 sales in The Davis Place Subdivision Since 2014. 

x $211,500 is the average sales price of all sales since 2014  
x On average, homes have sold for 96% of list price since 2014. 
x The average days on market for sales since 2014 is 134. 

 

 

Address City Price Full Baths Bd Rms EstFSq.Ft. Days On Market
332 Shadows Lawn Drive Athens $264,900 2 3 1,889 50

The Davis Place Active Listing

Address City Price Full Baths Bd Rms EstFSq.Ft. Closing Date Days On Market

212 Shadows Lawn Drive ATHENS $195,000 2 3 1,793 10/17/2014 36

204 Shadows Lawn Drive Athens $151,000 2 3 2,242 3/27/2015 167
302 Shadows Lawn Drive Athens $205,000 2 3 1,845 4/14/2015 224

102 Shadows Lawn Drive Athens $208,000 3 4 2,275 8/17/2015 52
121 Shadows Lawn Drive Athens $195,000 2 3 1,730 2/9/2016 121
332 Shaddows Lawn Drive  Athens $220,500 2 3 1,917 11/10/2016 127
120 Shadows Lawn Drive Athens $245,000 2 3 1,836 9/22/2017 189
339 Shaddows Lawn Drive Athens $247,000 2 3 2,180 12/4/2017 140
203 Shadows Lawn Drive  Athens $237,000 2 3 2,125 9/4/2018 158

The Davis Place

 T OT A L  H IGH  LOW  A VG  M ED

LISTING 
COUNT: 9 DAYS ON 

M ARKET: 224 36 134 140

H IGH LOW A VER A GE M ED IA N T OT A L 
P R IC E

LIST PRICE: $260,000 $159,000 $218,444 $214,500 $1,966,000 

SOLD PRICE: $247,000 $151,000 $211,500 $208,000 $1,903,500 

The Davis Place 
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SUMMARY AND CONCLUSIONS 
There appears to be a moderate level of demand for new homes in this market, especially in the 
mid-tier range.  The local market has experienced a shortage of quality housing stock for a 
number of years.  The primary reasons for the lack of new supply to the market is a combination 
of below average income levels, high price points for lower than average quality product, and 
higher quality product in surrounding markets. There is believed to be demand present for 
moderately priced, quality homes. 
The basis for these findings are as follows.  

x Local Realtors have expressed a lack of quality housing. Clients frequently mention that 
they can find quality homes in surrounding markets for comparable prices.  

x In addition to the number of single-family home sales increasing, average and median 
sales prices have been increasing for the past five years. Average sale price was 
$114,297 in 2014 but has risen to $144,973 as of last year (2018). Trailing 12 months 
data indicates an average sale price of $149,391.  

x In a 2018 meeting, Tennessee Senator Mike Bell asked the plant managers in 
attendance how many positions they had available at that time, and the cumulative 
number was over 200 positions despite the low unemployment rate. This meeting 
resulted in additional meetings that further highlighted the need for a more skilled 
workforce to meet the needs of the industries in the area. One of the suggested reasons 
for the unfilled positions is lack of suitable housing for employees in McMinn County.  

x Of the homes sold in 2018, 48% have garages. Locals express a need for more home 
options with garages. The majority of homeowners in this market own a vehicle.  
Garages are especially desirable in markets with high vehicle ownership.  

x There are currently 148 two, three- and four-bedroom homes listed on the MLS market. 

x The average days on market is 89 days for current two-, three- and four-bedroom home 
listings in the market.  

x Of these listings, 14% are two-bedrooms, 61% are three-bedrooms and 25% are four-
bedroom homes. 

x Currently, there is a 3-month supply of active listings. In a healthy balanced market, a 
six-month supply is considered typical.  

x Of the current listings, 46 are listed below $150,000.  

x There is a lack of new single-family dwellings in the market. Building permit level 
averaged approximately 123.5 permits per year since 2015.   

x McMinn County ranks higher than the state and nation in manufacturing wages. In the 
first quarter of 2019 the average weekly manufacturing wage for McMinn County was 
$1,218.  Tennessee’s for the same period was $1,184, and the national average was 
$1,113.  This is a positive sign for those looking to purchase a home in the local market.   
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CERTIFICATION 

 
 

NCHMA MEMBER CERTIFICATION 
 

 
This market study has been prepared by Hodges & Pratt, a member in good standing of the 
National Council of Housing Market Analysts (NCHMA).  This study has been prepared in 
conformance with the standards adopted by NCHMA for the market analysts’ industry.  These 
standards include the Standard Definitions of Key Terms Used in Market Studies, and Model 
Content Standards for the Content of Market Studies.  These Standards are designed to 
enhance the quality of market studies and to make them easier to prepare, understand, and use 
by market analysts and by the end users.  These Standards are voluntary only, and no legal 
responsibility regarding their use is assumed by the National Council of Housing Market 
Analysts.   

Hodges & Pratt is duly qualified and experienced in providing market analysis for Affordable 
Housing.  The company’s principals participate in the National Council of Housing Market 
Analysts (NCHMA) educational and information sharing programs to maintain the highest 
professional standards and state-of-the-art knowledge.  Hodges & Pratt is an independent 
market analyst.  No principal or employee Hodges & Pratt has any financial interest whatsoever 
in the development for which this analysis has been undertaken.   

While the document specifies Hodges & Pratt the certification is always signed by the individual 
completing the study and attesting to the certification.   
 
(NOTE:  Information on the National Council of Housing Market Analysts may be obtained by 
calling 202-939-1750, or by visiting www.housingonline.com) 
 

 
Nelson C. Pratt, MAI 
Tennessee Certified General 
Real Estate Appraiser, CG-2754 



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.                                     PAGE 72 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ADDENDA 
 



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ESRI/STDB ONLINE DEMOGRAPHIC DATA 



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  

 



SINGLE-FAMILY HOUSING NEEDS STUDY 
MCMINN COUNTY, TN 

HODGES & PRATT COMPANY, P.C.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

UTILITY ALLOWANCES 
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QUALIFICATIONS OF ANALYST 
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